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Panel members tour a
Columbus shopping cenler
with John Christie, president
of the chamber of commerce,
and local guides

FOREWORD

he downtowns in many older

American cities, particularly
those in the Northeast and Mid-
west, have experienced a recent
decline, owing to a number of
factors including the decrease in
industrial jobs, the growth of
suburbs, the migration to newer,
Sunbelt cities, and the inner-city
problems of decay and conges-
tion. Over the years, however,
Columbus, the nation’s 19th
largest city, has remained im-
mune to many of these changes

As the capital of Ohio, the
city has enjoyed a strong em-
ployment base and has never de-
pended heavily on manufacturing
or other industrial jobs. As home
to Ohio State University and to
Battelle Memorial Institute, Co-
lumbus has been a regional aca-
demic and research center—a
status that has attracted many
high-technology firms to the
city's economy.

An aggressive annexation
policy during the 1950s, 1960s,
and 1970s further strengthened
the tax base and allowed the city
to expand well beyond the tradi-
tional urban limits—to 185.7
square miles. In addition, Co-
lumbus has become home to
several large insurance com-
panies and to other service-
based businesses, while office
development has continued at a
rapid pace. Indeed, during the
1970s, Columbus was the only
major city in the Northeast or
Midwest that grew in both popu-
lation and employment.




Despite these attributes and
advantages, and despite the re-
cent expansion of its cultural op-
portunities, downtown Columbus
has undergone some decline, no-
tably in the fields of retailing and
housing. Because of the commu-
nitywide concern about these is-
sues, the city and the chamber of
commerce invited a panel from
ULI-the Urban Land Institute to
examine the potentials for down-
town retailing and housing in
Columbus, and to recommend
specific strategies and policies
for meeting these perceived
needs.

The sponsors’ objectives,
which guided the panel’s assign-
ment, included the following
aims:
® To further and enhance the di-
versity of land uses and ser-
vices that has recently been
generated in the downtown:

® To improve the quality and va-
riety of the cultural offerings
that are centered in the down-
town;

® To improve the local public
planning efforts, particularly
those related to given develop-
ment opportunities: and

® To take the fullest possible ad-
vantage of the city's present
and projected prosperity

The nine members of the
panel—real estate professionals
in varied fields—were selected
for their knowledge and broad
experience of development, fi-
nance, and design issues. This
panel conducted an on-site in-
vestigation that encompassed an
extensive tour of the city, as well
as interviews with the sponsors,
public officials, community and
neighborhood leaders, and mem-
bers of the business community.
An oral presentation was given
on September 13, 1985; the pres-
ent, published report represents
the panel’s official findings and
recommendations on specific
strategies and policies for pro-
moting residential and retail de-
velopment in downtown
Columbus.

In this manner, ULI's Panel
Advisory Service offers communi-
ties throughout the United
States and Canada the benefits
of the technical expertise and ex-
perience of the Institute’'s mem-
bers. By providing an impartial,
objective evaluation of actual
problems.confronting large and
small communities alike, ULI en-
courages sound land use plan-
ning and development

Since the Panel Advisory
Service began its work in 1947,
140 assignments have been com-
pleted at the requests of com-
munities, developers, or organi-
zations pursuing public/private
cooperative interests.

The panel members hope
that this report will stimulate fu-
ture actions that will benefit not
only downtown Columbus, but
also the entire Columbus com-
munity

Rich Kight, of the city's stra-
tegic planning office, briefs
panel members
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THE PANEL'S
ASSIGNMENT

I—

Ithough Columbus is not be-

set with the economic prob-
lems of many other large, older
cities, several serious concerns
do exist within both the business
community and the public sec-
tor. Generally, these two groups
feel that Columbus, although it
has grown rapidly, would still
benefit from particular types of
development, especially in its
downtown; and furthermore, that
a broad range of activities
should be encouraged in down-
town Columbus. Work toward
this end has already begun, and
these concerns have led to the
assembling of a ULI panel in Co-
lumbus.

Any number of plans have
been prepared for the city of Co-
lumbus over the years. Thus, the
ULI panel’'s sponsors—the city
and the chamber of commerce—
did not ask that the panel gener-
ate a master plan for the down-
town. Indeed, an apparent con-
sensus within the community
holds that a downtown master
plan is undesirable. A recognized
need does exist, however, for di-
rection, as well as for established
policies and guidelines for down-
town development, with an eye
to encouraging retail and resi-
dential development.

Specifically, the ULI panel's
task involved recommending pat-
ticular strategies for obtaining
downtown retail expansion,
downtown residential develop-
ment, and improvement of the
downtown planning process. In
this regard, the panel members
were asked to assess a broad va-
riety of issues, from the impact
of transportation networks to the
availability of financing. Of par-
ticular interest was the potential
for public sector initiatives to
promote retail and residential
development, because the plan-
ning approach has traditionally
been limited to finding ways in
which privately initiated develop-
ment might be made to fit with
bordering land uses.

The panel was asked to
judge the various influences on
the potential for downtown resi-
dential and retail development.
The sponsors also requested that
the panel members consider the
relative importances and impacts
of these factors, and that they
suggest the most useful, efficient
actions to be taken by the public
and private sectors.






Mel Shottenstein, chairman
of the Central Business Dis-
trict Planning Task Force,
introduces panel members at
the public meeting

SUMMARY OF
RECOMMENDATIONS

RESIDENTIAL DEVELOPMENT

® |n order to promote downtown

residential development, the
city must focus its attention
on sites near the core on
which development can occur
quickly; it must make suitable
city-owned sites readily avail-
able, and take action to in-
crease the availability of other
such sites.

The city should continue, and
strengthen, its efforts at code
modification and reform, in
order to cut development
costs for new construction and
to stimulate adaptive use. This
action would encourage and
ease privately sponsored resi-
dential development, while
helping to demonstrate the
depth of the demand for
downtown housing.

® [ncreased financing availability

would also act as an incentive
for private efforts. In this con-
nection, the city should pro-
mote the formation of banking
consortiums and investigate
the establishment of a tax-
exempt financing program for
housing.

The panel also believes that a
need exists for an agency to
handle housing-related pro-
grams, and to facilitate
market-rate residential devel-
opment.



RETAIL DEVELOPMENT

® In the panel's view, the pro-
posed Capitol South project is
the most important retail de-
velopment now being built or
broached in Columbus, and its
success is essential to the gen-
eration of new retail oppor-
tunities downtown. For this
reason, and because of the
city's role as a partner and par-
ticipant in Capitol South, the
municipality should take all
necessary steps to ensure Cap-
itol South’s viability, including
restricting the premature
development of potentially
competing retail facilities.

The panel strongly maintains
that the image of High Street
as the commercial center of
Columbus needs reinforcing.
This aim can best be realized
through the stimulation of new
streetfront retailing in this cor-
ridor, with zoning and height
bonuses and with tax abate-
ments.

The riverfront is a distinctive
asset and should accommo-
date limited restaurant and re-
tail uses. The panel believes,
however, that festival retailing
would prove inappropriate to
the riverfront at present.

§

LAND USE,
TRANSPORTATION, AND
URBAN DESIGN

® Besides playing its role as the
primary commercial center,
High Street should keep serv-
ing as the principal downtown
transit route. The panel ad-
vises against completely re-
moving automobile traffic from
High Street, although public
transit should get preferential
treatment during peak hours.
Also, the city's efforts might
well be directed toward im-
proving transportation-related
sighage.

® Major structural changes in
the pedestrian circulation sys-
tem are unnecessary, although
overall improvement in the pe-
destrian streetscape would be
desirable.

® The downtown parking exemp-
tion area should be kept, and
guidelines set, to require land-
scaping for all parking lots in
the city's core.

PLANNING PROCESS

® The panel's investigation dis-

tinctly revealed an overwhelm-
ing need for coordination of
the many development initia-
tives, marketing ventures, and
implementation strategies now
underway in downtown Colum-
bus. To this end, an organiza-
tion representing all communi-
ty sectors should be set up to
coordinate major planning ef-
forts.

The city should vehemently
promote the business commu-
nity’s participation in setting
planning priorities and in as-
sessing planning initiatives.
The panel recommends that
the formal planning process be
based on the local political
and business context. The pro-
cess, however, should show
concern for downtown retail
and residential development,
as well as for high-quality ur-
ban design.



FINDINGS, CONCLUSIONS, AND
RECOMMENDATIONS

THE ESSENTIAL DYNAMIC OF
COLUMBUS’'S DOWNTOWN
HOUSING AND RETAILING

The physical form of down-
town Columbus reflects the pri-
orities of the community. Those
priorities have most frequently
involved encouraging develop-
ment without encroaching on
private decision making.

The spread of development
ensues partly from relatively
modest land prices. No clear-cut,
absolutely prime location stands
out. Instead, a multinodal pat-
tern of development has oc-
curred. The advantages of this
pattern have included a high
overall development level and
great ease of movement in the
downtown. And despite the rela-
tive dispersion of major employ-
ment nodes, the linear form that
has evolved has made possible a
fine, efficient public transit sys-
tem. The openness and flexibility
of Columbus’s downtown form
have also permitted market-
responsive development at rela-
tively low prices—undoubtedly, a
contributing element in the city’s
competitive drawing power.

Among the most important
decisions now facing Columbus
is how to capitalize on these ad-
vantages while more closely de-
fining the conceptual structure.
Resolving this issue is particu-
larly important, as the sheer size
of the city, as well as its poten-
tial for growth, together create
an increasingly complex situa-
tion for local decision makers.
Columbus’s bonding capacity
has largely been absorbed. With
continued growth, infrastructure
requirements are an ongoing re-
sponsibility, and the very scale of
past growth now requires much
more attention to maintenance.
At the same time, the city ex-
pects less and less federal and
state support in the years to
come. Thus, it is imperative that
a stricter standard of planning
priorities be set up in Columbus.

ADVANTAGES AND NEEDS

Columbus is blessed with a
superb central location, an envi-
able highway network, and a
mass transit system with few
peers in municipalities of its
size. These blessings, coupled
with the efforts of a genuinely
creative public citizenry, have
yielded remarkable results. The
problems of coping with rem-
nants of the old industrial era
have largely bypassed the city
and its environs, and the matrix
is in place for a strong participa-
tion in the new service sector
and in the high-technology in-
dustries.

Within this positive vision,
however, some dark clouds do
appear. A net out-migration from
Franklin County has occurred in
all but one of the last 11 years.
Indeed, Franklin County—tradi-
tionally the source of 80 percent
of the growth in the Columbus
metropolitan area—will likely se-
cure only 30 percent of that
growth in the next decade. The
revitalization of downtown Co-
lumbus is essential if the city is
to stem this tide. The identity of
a city depends upon its down-
town, and an attractive, vital
downtown is necessary to main-
tain growth and to draw new-
comers into the community. The
expansion of the local residential
base and the establishment of
street-level and smaller-scale re-
tailing are both crucial to the
revitalization of downtown
Columbus.



Although employment
growth has been good, certainly
Columbus's job development
base would benefit substantially
if the community could offer an
extended range of housing op-
tions. As indicated in a later sec-
tion of this report, a variety of
opportunities exists: retrofitting
of older facilities, expansion of
the success stories of near-inner-
city housing, development of
core units on a scale sufficient to
generate their own special per-
sonalities, and finally, experi-
mentation with a housing type
that is relatively new to Colum-
bus, though familiar in other
central cities: the high-rise, both
rental and condominium.
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So far, securing a downtown
residential base has proved diffi-
cult. Possibly, the very range of
suburban real estate opportuni-
ties in greater Columbus has
severely limited interest in
central-city housing. Several
near-downtown neighborhoods,
notably German Village and Vic-
torian Village, have enjoyed ex-
traordinary success, with low
vacancy rates and with levels of
price increases and of capital ap-
preciation that compare solidly
with those of most suburban lo-
cations. The success of these
neighborhoods has gone rela-
tively unnoticed, although it
does demonstrate substantial
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units near the city's core.
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Retail establishments along
High Streel in downtown
Columbus

Clearly, there may well be a
need to prime the pump. Within
this context, it is noteworthy
that, although Columbus has a
first-rate program for social
housing—the proportion of
UDAG and CDBG funds used for
this purpose is remarkably
high—Ilittle effort is expended
toward including programs for
moderate-income groups. No
one individual or agency serves
as a focal point for facilitating
market-level housing within the
city. Yet housing is a field of
great importance and requires
professional guidance.

Fiscally, a broad-based, sta-
ble resident population would
represent a substantial advan-
tage, not only because tax reve-
nues would rise, but also be-
cause this kind of population’s
feedback to the retail base would
be an obvious asset. Median in-
come data for Columbus suggest
that families generate, on the
average, nearly $3,000 in non-
food merchandise purchases an-
nually, over and above their an-
cillary purchases on food and in
other job- and tax-generating
areas. New retail development
near the core could add luster to
present retail facilities and serve
as a catalyst for additional retail
development.




THE IMPORTANCE OF
DOWNTOWN RETAIL

Although strategies to pro-
mote retail development will
form the subject of a detailed
discussion elsewhere in this re-
port, the panel wishes to empha-
size these strategies’ importance
to the life and vigor of any major
downtown. Reviving all of the
small-scale retail of the past
would prove impossible. The
goal in this field, however, can
and should be to secure as much
retail development as possible,
both to provide convenient
shopping facilities for office
workers and residents, and to
add life to the downtown street-
scape.

The development of residen-
tial uses, and that of retail op-
portunities, in downtown Colum-
bus are two processes that are
unavoidably intertwined. More-
over, an enormously potent syn-
ergy goes on between the two
that has been overlooked while
the city, very properly, has been
reshaping its economy. Now is
the time for an even finer level of
tuning—for infill projects as well
as for major restructuring. The
city of Columbus is ripe for effec-
tive strategies and structures to
promote retail and residential
developments that will, in turn,
contribute significantly to the at-
tractiveness and energy of the
downtown.
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City of Columbus

RESIDENTIAL DEVELOPMENT

POTENTIAL FOR DOWNTOWN
HOUSING

According to the panel's dis-
cussions with various city offi-
cials, community leaders, and
businesspersons, an overwhelm-
ingly positive attitude reigns re-
garding the potential for all
types of development in down-
town Columbus. Most residents
seem to take pride in the grow-
ing skyline and in the emerging
preeminence of the city, as dem-
onstrated by the new downtown
parks and office buildings, and
by the expanded cultural oppor-
tunities. In addition, broad
agreement exists that downtown
residential development in par-
ticular would be a positive step.

Despite these positive atti-
tudes and good intentions, and
despite a relatively clean, safe
environment, almost no new
housing has appeared in down-
town Columbus in recent memo-
ry. Currently, about 3,000 people
live in the downtown. Most of
these people live in apartment
buildings, in converted single-
family structures, or in elderly
housing in Town Franklin or in
the Market Mohawk urban re-
newal district. And an even
larger—indeed, a much larger—
number of people live in well-
defined neighborhoods near the
downtown—particularly in Ger-
man Village and Victorian Vil-
lage. Although all of these areas
have succeeded markedly, there
have been few attempts to devel-
op new housing. The several
downtown projects proposed in
the last few years have failed to
materialize for a variety of rea-
sons.

Panel members Oakleigh

Thorne and Allen Patton in-
vestigate downlown housing

potential with Rich Kight,
supervisor of the strategic
planning office



Mayor Rinehart discusses
development possibilities with
Thomas Murray, chairman

of the panel
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Recent studies have shown MARKET ANALYSIS AND The recent redevelopment of
that a demand, and thus a mar- DEMAND residential neighborhoods next
ket, do exist for additional resi- to the downtown is also an en-
dential projects downtown. Be- Market studies indicate that  couraging sign. The rehabilita-
cause of an insufficient number the demand for downtown hous-  tion of these districts, notably of
of recent undertakings, however,  ing falls into three categories. German Village and Victorian Vil-
a demonstration of the depth of  First, the 25-to-35 age group lage, has resulted in increased
that demand would be invalid. shows a strong demand for af- investment and values and in an
Most potentially interested de- fordable housing, either rental or  improvement in housing quality.
velopers are unwilling to pioneer  for-sale. Second, an existing up- In addition, these redevelopment
this effort, and the public sector  scale market awaits the building  efforts have formed a residential
has offered insufficient induce- of relatively small but luxurious base on both sides of the down-
ments to encourage private proj-  units. This market is primarily town—an event that certainly
ects. composed of two-wage-earner enhances the potential for hous-
households without children and  ing development within the inner
may overlap, either with the 25- city.
to-35 age bracket, or with a Another encouraging factor
slightly older one. This group ap-  concerns the physical condition
pears to be a growing compo- and configuration of downtown
nent of the market for downtown  Columbus. Although the down-
housing. Third, there is a more town is a widespread one, em-
limited market for luxury housing ployment is fairly concentrated,
among older and more affluent with 42 percent of all central-city
empty-nester households already jobs located within one block of
accustomed to higher-quality High Street. Other positive vari-
dwellings. Because of the possi- ables include an attractive river-
ble overlaps, pinpointing an ex- front, considerable open space,
act market designation for any and relative cleanliness and safe-
potential development is diffi- ty. (Despite a widely held percep-
cult. Clearly, however, despite tion that the crime rate runs
the unknown depth of the de- higher in the downtown than
mand, a market does exist for elsewhere, statistics actually
varied housing types. show that the downtown com-
pares favorably with the suburbs
in crime levels.) These variables
further enhance the potential for
0 housing development in this lo-

cale.



OBSTACLES TO DOWNTOWN
RESIDENTIAL DEVELOPMENT

During its deliberations, the
panel noted several apparent im-
pediments to housing develop-
ment in central Columbus. Some
of these impediments, like the
relatively high cost of land in
downtowns, and the difficulties
of its assembly, typically halt de-
velopment in the central cores of
major cities. Predictably, the cost
of land in downtown Columbus
is higher than that of land in its
suburbs and outlying areas. In
addition, the recent pace of
downtown office development
has raised land costs to between
S10 and $15 per square foot. As a
result, any developer considering
a downtown residential project
must decide whether units built
at a density high enough to cov-
er these costs will still be feasi-
ble and marketable.

Site assembly may prove a
somewhat more easily solved
problem here than in many other
cities because Columbus is phys-
ically spread-out and has a high
proportion of surface parking.
Even though land may be avail-
able, however, sometimes the
costs may preclude residential
development. Thus, site assem-
bly continues to obstruct down-
town housing, even here.

Besides cost and assembly,
which have clear and direct ef-
fects on potential supply, several
other factors may be seen to lim-
it demand and, with it, the will-
ingness of developers to embark
upon residential projects here.
First, the number of varied, at-
tractive, and reasonably priced
housing alternatives outside
downtown Columbus is nearly
overwhelming. Second, because
of the excellent highway network
and public transit system, the
commuting times are short, aver-
aging only 15 to 25 minutes,
even from the outlying suburbs.
And a third limitation for the de-
mand for downtown housing lies
in the issue of crime levels and
perceived security problems. Re-
gardless of the actual crime sta-
tistics, developers of downtown
residential projects must particu-
larly concern themselves with se-
curity, especially if they wish to
attract affluent residents for
high-priced units.

Even considering all of
these negative determinants of
both supply and demand, the
panel believes that the greatest
obstacle facing housing develop-
ment is the lack of sufficient re-
cent undertakings in this field to
demonstrate the depth of de-
mand. Developers and financial
institutions have understandably
felt reluctance to pioneer this
effort. Relatively few projects
have been proposed in recent
years. Those that have been pro-
posed have not been built, ap-
parently for a variety of reasons.

In this context, the currently
proposed Waterford project, a
['11-unit, luxury high-rise condo-
minium, may present a useful
and needed chance to prove the
depth of demand for downtown
housing units. The $11.1-million
project would stand in the
southwestern quadrant of down-
town, near the riverfront and
next to Bicentennial Park. The
Waterford has already received a
conditional financing commit-
ment, which indicates the inter-
est of at least some financial
institutions in downtown resi-
dential projects. Both the public
and private sectors should en-
courage this project in all possi-
ble ways, because it could wield
a tremendous impact, by demon-
strating the real demand for such
housing.



STRATEGIES TO ENCOURAGE
DOWNTOWN HOUSING

THE PANEL'S GENERAL

SUGGESTIONS

In devising strategies to
help the city and the private sec-
tor to stimulate downtown hous-
ing, the panel has suggested
some actions that would in-
crease the availability of suitable
sites, reduce development costs,
and make financing more readily
obtainable. The panel members
have identified, on the one hand,
six housing types that apparently
offer clear development opportu-
nities, and on the other hand,
several specific sites for poten-
tial residential projects.

The six types of residential
development for which opportu-
nities seem to exist are the fol-
lowing:

1) Rehabilitation of existing
units;

2) Adaptive use of existing facili-
ties such as warehouses, of-
fices, and hotels;

3) New infill construction on a
lot-by-lot basis;

4) New low-rise construction on
larger sites;

5) New mid-rise construction;
and

6) New high-rise construction.

Some of these activities
have already begun, to some ex-
tent. Rehabilitation of existing
units has been occurring for
some time in Town Franklin and,
to a lesser degree, in Old Town
East. Some adaptive use has
also been taking place, particu-
larly in the northern sections of
downtown, near the Ohio Center.
These kinds of activity will prob-
ably continue there. Infill devel-
opment, on the other hand, has
been less prevalent in down-
town, although some highly suc-
cessful infill has been accom-
plished in Victorian Village, to
the north of downtown. It ap-
pears that the area to be
watched, both for conversions
and for infill, is the quadrant ly-
ing west of Washington Street,
east of Third Street, south of
State Street, and north of Fulton
Street. This southeast quadrant
shows the greatest potential to
leverage the type of success and
market penetration already
achieved by German Village.

In the three other fields of
new construction—low-rise, mid-
rise, and high-rise—fairly little
has happened to date. Indeed,
the mainstay of the housing sup-
ply in the central core and in the
immediate vicinity has been low-
rise housing involving either ren-
ovation or infill development
and located in traditional neigh-
borhoods with tree-lined streets.
Some downtown sites that po-
tentially avail themselves are
large enough for low-rise proj-
ects using suburban building
techniques and, possibly, the-
matic designs. Certainly, this de-
velopment type would be eco-
nomically infeasible on most
downtown sites, where mid-rise
or high-rise development is pref-
erable.

The panel's interviewees re-
ported some feeling that the ad-
dition of mid-to-high-rise hous-
ing in the forms most commonly
seen in larger cities would be an
asset for Columbus. Most likely,
this type of housing would best
be set in a densely urban envi-
ronment—possibly one en-
hanced by a waterfront or a park,
and with a high level of ameni-
ties. Although in the past, mar-
keting high-rise units in Colum-
bus has proved difficult, there is
no particular evidence that the
market segment judged to be in-
terested in central-city living
would balk at mid- or high-rise
units. With the burgeoning of the
Columbus skyline, the increased
focus on the riverfront, and the
appearance of new parks, strong
indications point to the probable
success of mid-to-high-rise hous-
ing in some downtown sections.
Also, the increasing in-migration
of residents from cities where
high-rise buildings find greater
acceptance, plus the potential
for corporate sales and leases,
should help support this type of
residential development. The
panel strongly encourages the
city and private interests to sup-
port current and future efforts in
this field.



COURSES OF ACTION

A small number of down-
town residential projects might
well be undertaken without the
need for special actions or in-
ducements on the part of the
city. Most such projects, how-
ever, will require active encour-
agement, as shown by the cur-
rent lack of such developments
in the absence of inducements.
The courses of action available
to the city take basically three
forms: those that make available
a larger number of suitable sites
for housing; those that cut devel-
opment costs; and those that
improve the obtainability of fi-
nancing

SITES

To increase the availability
of appropriate sites, the panel
recommends that the city:
® Place first emphasis on suit-
able city-owned sites, and offer
such inducements as land
price writedowns and below-
market ground leases:;
Give support to and take con-
trol of adaptive use and infill
development on sites in
market-tested areas; and
On larger-scale developments,
provide, where feasible, pro-
gram direction and coordina-
tion of those acquisition and
planning activities that enable
cost-efficient development.

PROPOSED RESIDENTIAL DEVELOPMENT SITES
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To ensure that these activi-
ties bring the desired results, the
city should set up specific crite-
ria with which to decide the suit-
ability of available sites for resi-
dential development. These
criteria might well include:
® The presence of reasonable
levels of residential amenities.
Good access to downtown em-
ployment centers and essen-
tial shopping;

Nearness to parks, riverfront,
health care facilities, and cul-
tural centers; and

Nearness to proven downtown
residential developments (to
reduce marketing risk).
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In line with the suggested
courses of action, and with the
above criteria for suitability of
sites, the panel has identified
several sites and named an ap-
propriate level of associated ac-
tivity for each. Those sites that
immediately avail themselves,
and that the city can provide di-
rect inducement for, include the
site adjoining the Deaf School
property; a city-owned parking
lot at Third and Mound Streets;
and a site at Fourth, Grant, and
Fulton Streets, inside the Market
Mohawk urban renewal area.

The city should focus its at-
tention on these and other par-
cels, in or near the core, where
development can take place
quickly and without great ex-
pense or large-scale planning ef-
forts. Project scale or size is also
important in making a statement
regarding the feasibility of down-
town housing. For example, a
phased development on city-
owned or controlled property
could set a tone for success in
future downtown housing efforts.
In addition, this kind of state-
ment is important in demon-
strating to housing consumers
and builders that the city is mak-
ing a strong commitment to
downtown residential develop-
ment.

There are several other sites,
not under public control, where
housing development can and
should be urged. These include
the Waterford site and the River-
place site, both in the western
portion of the downtown core.
Certainly, the city should take all
needed actions to improve the
suitability of these sites, to facili-
tate the development of residen-
tial units there, and to ensure
their success, once built.

Five additional parcels are
currently under mixed public
control and lie outside the
downtown core. These parcels
are the Ohio Penitentiary, the
municipal health department
site, Central High School, the
Confluence site, and the Olen-
tangy corridor—all of which
properties would require long-
term planning and public/private
coordination. If private market
interests attach significance to
any of these sites, then the city
should certainly set in motion
the appropriate mechanics for
administering the planning pro-
cess. A caveat: the two city-
owned properties in the Olen-
tangy corridor should be treated
on a low-priority basis because
they will demand infrastructure
development with city funds. Pri-
vately sponsored housing devel-
opment, however, should defi-
nitely not be discouraged on any
of these non-core sites.

DEVELOPMENT COSTS

High development costs in
downtowns are a common prob-
lem and stem from high land
costs, from the need for more
complex construction tech-
niques, and, in some cases, from
the exigent requirements of fire
and building codes. Assuredly,
development costs in downtown
Columbus could be seen as a de-
terrent to building housing, es-
pecially housing for moderate-
income groups. Any actions that
would lower these costs would,
of course, raise the likelihood of
such housing being built.

At present, high-rise, resi-
dential class A (concrete-and-
steel) construction costs in
downtown Columbus run be-
tween $90 and $120 per square
foot, including land, while land
costs run between $10 and $15
per square foot. At this cost
level, the development of rental
projects is highly unlikely, if not
impossible, without some form
of subsidy. Such subsidies are, of
course, easier to accomplish on
city-owned or -controlled sites,
but land price writedowns can be
applied in any case, if the write-
downs are properly structured.



Regulatory changes can also
lower development costs, as well
as facilitate the development
process itself. The panel, aware
that some code reform has al-
ready taken place, urges that
these changes continue and that
they be fully implemented. Par-
ticularly when large sites are to
be developed in places where a
low-rise profile (two to four sto-
ries) is appropriate, a relaxation
of the fire codes is essential to
allow multistory, wood-frame
construction. Moreover, if the
conversion process is to con-
tinue and to succeed, the codes
need modification to permit in-
ducements for second-floor resi-
dential uses and for loft configu-
rations

In addition, careful attention
should go toward controlling the
infill and conversion processes,
particularly in the southeastern
and eastern sections, where they
have been prevalent for some
time. The municipality would do
well to come up with such zon-
ing and regulatory techniques as
would ensure that housing op-
portunities are preserved in
these areas. Recently, many
available sites and structures
have gone to low-rise office and
service-business uses.

FINANCING

The availability of suitable
financing remains an essential
element in any type of develop-
ment. Improvement is certainly
needed in this arena, if residen-
tial development in downtown
Columbus is to be invited. Even
with land price writedowns on
selected sites, the development
of any middle-income rental
housing will require financing at
below-market rates. The panel
recommends that the city pro-
mote the formation of banking
consortiums to award this fi-

nancing.

Also, the appropriate offi-
cials might well investigate the
possible use of the so-called
103B program for tax-exempt fi-
nancing of housing. This pro-
gram is being used effectively by
major cities throughout the
United States. Through this
mechanism, municipalities and/
or properly designated housing
authorities can issue tax-exempt
revenue bonds, the proceeds of
which can be used to lower sig-
nificantly the cost of housing.
The bonds can be insured
through the FHA and through
private mortgage insurance. The
program requires that 20 percent
of the units financed must be re-
served for low- and moderate-
income residents; the remainder
can be offered at market rates.
This stipulation has not been an
obstacle elsewhere, and no ap-
parent reason exists for it to be a
problem in Columbus.

With regard to higher-priced
and for-sale housing: without a
doubt, the conditional commit-
ment for the Waterford project
presents an encouraging sign of
institutional interest. Future
projects, however, may require
additional assistance, if not di-
rect subsidies. The city should
take all appropriate steps to fa-
cilitate financing for this devel-
opment type. Again, this help
should include the promotion of
banking consortiums

The Ohio Penitentiary is the
site of proposed development

west of the downtown core
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CONCLUDING COMMENTS ON
HOUSING

The city should indeed take
note of the emerging market for
additional downtown housing
and aid efforts to meet this de-
mand in whatever ways it can
manage. The demand is broad,
and calls for a variety of housing
types, to serve a range of buyers
and renters. In the community’s
apparent consensus, residential
development would enhance the
quality of the downtown and of
the city as a whole. Development
appears to be stalled, however,
by a reluctance to pioneer this
market. Thus, the public sector
must devise and implement suf-
ficient alternatives to induce the
desired development level. The
panel recommends that the city
pursue all available means to
accomplish this goal, and in par-
ticular, that it concentrate its ef-
forts on stimulating initial devel-
opments that demonstrate the
demand

RETAIL DEVELOPMENT

An exciting, diverse array of
retail opportunities is one of the
major elements that make a
downtown a vital and interesting
place. The distinct lack of such
an array in downtown Columbus
is both an obvious and a trou-
bling problem. In the face of
overwhelming growth in other
project types—office buildings,
convention centers, and cultural
facilities—Columbus has seen a
steady decline in retail activity.
Since 1950, downtown retail ac-
tivity has plummeted by 60 per-
cent, from 659 stores in 1950 to
only 255 in 1980. Lazarus is the
only major department store in
downtown Columbus, and its
space has been reduced substan-
tially in recent years. Unsurpris-
ingly, this decline has been ac-
companied by the expansion of
suburban retail, as the suburban
population has flourished. But
because of its excellent access,
downtown Columbus probably
occupies a better position than
do other cities’ downtowns, to
reverse this trend and reassume
its dominant role in retailing.

In devising strategies for
promoting downtown retail in
Columbus, the panel primarily
discussed four major issues: the
overall demand for expansion of
retail facilities, the implications
of the proposed Capitol South
Mall, the importance of the High
Street retail corridor, and the po-
tential for retail along the river-
front and in its vicinity.
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Figure |

DEMAND FOR EXPANDED
RETAIL FACILITIES

A recent study investigated
retail markets in a region includ-
ing lllinois, Indiana, Kentucky,
Michigan, Ohio, Tennessee, and
West Virginia. The primary aim of
this study was to uncover mar-
kets that were probably under-
supplied with regional shopping-
center square footage. Several
demographic variables came into
play in determining the amount
of space that might reasonably
be absorbed in the subject mar-

EXISTING MAJOR SHOPPING MALL SUPPLY, COMPARED WITH

SUPPLY IN NEARBY MARKETS'
(Amounts in Square Feet)

Market

Columbus, Ohio?
Indianapolis, Indiana
Youngstown, Ohio
Ft. Wayne, Indiana
South Bend, Indiana

Amount
Over or Under
— 501,283
+ 641,505
+ 232,332
+ 569910
+ 594,204

IThis table presents results from a much larger study. It offers the "difference” figure as
an indicator suggesting whether a market is over- or undersupplied with major retail-

facility square footage

2Centers included in the Columbus market figure were Eastland, Northland, Westland,

Town & Country, and Capitol South

Figure 2

kets. The analysis showed that
Columbus is now one-half mil-
lion square feet undersupplied
with regional shopping centers.
The researchers made this deter-
mination after including the 1
million square feet of space for
the proposed downtown Capitol
South retail market. Figure 1
shows how Columbus'’s situation
compares with those of nearby
retail markets. From this analy-
sis, the reader can see that met-
ropolitan Columbus can and will
support another major retail
facility.

More specifically, there is a
clear demand in the Columbus
market for shopping of a high-
end quality. The results of the
panel’s interviews consistently
emphasized this need, and the
suburban shopping centers ap-
pear to have largely overlooked
it. Currently, the Columbus mar-
ket only has branches of three
major department-store chains.
This number is certainly fewer
than that in most other metro-
politan areas of Columbus's size
and growth potential (see Figure
2). Clearly, the addition of
higher-quality shopping oppor-
tunities is needed, in order to
make Columbus a regional retail
center.

DISTRIBUTION OF DEPARTMENT STORES IN MAJOR RETAIL FACILITIES, BY MARKET

Columbus, Ohio (3 Chains)

EASTLAND NORTHLAND TOWN & COUNTRY WESTLAND
J.C. Penney J.C. Penney ].C. Penney ] C. Penney
Lazarus Lazarus Lazarus Lazarus
Sears Sears Sears
Indianapolis, Indiana (6 Chains)
GREENWOOD WASHINGTON CASTLETOWN LAFAYETTE
PARK SQUARE SQUARE GLENDALE SQUARE
Ayres Ayres J.C. Penney Ayres Murphy
J.C. Penney |.C. Penney Kahl's Block's J.C. Penney
Lazarus Lazarus Lazarus Ayres
Sears Block’s Sears Block's
Sears Sears
Lazarus
Nashville, Tennessee (5 chains)
GREEN HILLS HICKORY HOLLOWS ONE HUNDRED OAKS RIVERGATE
Cain-Sloan Cain-Sloan Harvey's Cain-Sloan
Castner-Knott Castner-Knott |.C. Penney Castner-Knott
J.C. Penney J.C. Penney
Sears



CAPITOL SOUTH

The most likely beneficiary
of the current undersupply of re-
tail facilities in the Columbus
market is the proposed Capitol
South Mall. This project, to be
developed by The Taubman
Company, will include as many
as three good-quality depart-
ment stores, as well as fashion
clothing stores, restaurants, and
a multiscreen theater. The proj-
ect site lies amid a strong and
growing office center, and will be
linked to Lazarus, as well as to
the Capitol Square Hyatt Hotel
and office building. The site is
also close to the state capitol
and to existing and proposed
cultural facilities. Indeed, it is
probably the best available site
in downtown Columbus.

The project has already re-
ceived significant support from
the city, particularly in assem-
bling the site. In addition, about
4,000 parking spaces have been
planned for the project, with
2,500 spaces designated solely
for the mall. This allotment
would result in a parking ratio of
about 2.5 spaces per 1,000
square feet at completion—a
level that should certainly prove
sufficient. With its excellent ac-
cess, already mentioned, this
project should take its place as a
major retail destination for the
entire region.

CAPITOL SOUTH MASTER PLAN
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Lazarus's flagship store on
High Street would undergo
exlensive renovation as part
of the Capitol South plan.

26

HIGHLIGHTS OF THE PROJECT
PROGRAM

At this time, Capitol South
has an extraordinary chance to
succeed. The program for the
project encompasses several ele-
ments that will act as key deter-
minants of its position in the re-
gional market. These features
arise primarily out of the follow-
ing four considerations:

® A high-end orientation is crit-
ical. The quality of the anchor
department stores will be piv-
otal, as will the mix of stores,
and its significant difference
from that in the suburban cen-
ters.

® The quality of the food presen-
tation also merits close atten-
tion. Current plans include
sit-down restaurants, with
minimal emphasis on take-out
service, rather than a food
court. A diversity of menus in
differing price ranges seems
appropriate, as does minimal,
if any, reliance on national
chains.

e Current project plans include a
multiscreen cinema as a key
element in the merchandise
mix: the plans have the cin-
ema acting almost as another
anchor, and making an excel-
lent contribution to evening
traffic. (There are no existing
first-run movie theaters in
downtown Columbus.) A cin-
ema can share parking spaces
with offices and retail uses on
the site, and provide excellent
synergy between the project
and nearby performing arts
centers.

e Convenient lobby connections
with several office buildings,
both present and proposed, as
well as connections to the
Capitol Square Hyatt and to
potential residential or com-
mercial structures, will lead
customers to the mall and
lend an urban, mixed-use char-
acter to downtown Columbus's
projects.

LAZARUS'S PARTICIPATION:
GAINS AND CONTRIBUTIONS

Another well-considered
project feature is the proposed
link to the Lazarus store. Both fa-
cilities will benefit from this con-
nection: Capitol South from the
addition of a major anchor ten-
ant, and Lazarus from greatly
strengthened regional drawing
power. The effective combination
of these two facilities could
alone virtually assure downtown
Columbus its rightful position as
the regional retail leader. In
order to join in this effort sub-
stantially, however, Lazarus will
have to make a major invest-
ment—estimated at $20 million
or more—in the downtown store
and its parking facilities. Seem-
ingly, this investment will be jus-
tified by the benefits to be
gained, and by the prevention of
the alternative—continued dete-
rioration of the downtown retail
core, with possibly the eventual
closing of the Lazarus store.

Through its combination
with Capitol South, Lazarus
could well become the dominant
store in a major, high-profile
mall, benefiting from the traffic
drawn by the combined weight of
the other anchors and of the
most desirable boutiques in the
regional market. Inevitably, with-
out a full complement of sur-
rounding, high-fashion bou-
tiques, the downtown Lazarus
will lose more and more of Co-
lumbus's high-spending shop-
pers to other cities.

Also through its participa-
tion in Capitol South, the down-
town store can reinforce its posi-
tion as a full-line, high-end
flagship for all of the Lazarus
stores in Ohio and Indiana.
Moreover, as the evident
flagship, it can set the tone for
merchandise presentation
throughout the region.

But full participation in the
project would require that
Lazarus rehabilitate and reacti-
vate its parking structures. In-
creased use of these structures
would draw Capitol South traffic
through the Lazarus store. Of
course, the proposed walkway
over High Street, connecting
Lazarus to Capitol South, will be
an ideal conveyor of pedestrian
traffic between the two compo-
nents. Unlike a simple glass sky
bridge, which would represent a
wide gap in commercial activity
between Capitol South and
Lazarus's second floor, this
bridge will be lined with shops
on both sides. Its 60-foot width
would mean a major expense to
Lazarus, but it would offer the
store the desired, virtually ideal
link with the mall.




Another benefit to Lazarus
will be that Capitol South will
also bring substantial new activi-
ty to High Street, thereby replac-
ing idle uses opposite the store's
main doorways with an entrance
to a major new project and with
associated foot traffic.

As its contribution, the
downtown Lazarus will undoubt-
edly bring to Capitol South the
largest, most established anchor
that the mall could secure. It will
bring the region’s leading retail
name to the project, and with it
shopping patterns established
throughout the region in the
course of the store’s long history
on this site.

As a member of Federated
Department Stores, Lazarus will
bring access to some of the best
merchandising talent in the
country—access, that is, to the
leading ideas in retailing, as gen-
erated in major markets and in
fashion-leadership cities. Lazarus
will also bring to Capitol South
the potential for the needed
high-end image that typically
distinguishes varied downtown
retailing from the more familiar,
suburban retail.

Perhaps most importantly,
Lazarus could help Capitol South
attract appropriate, high-end de-
partment stores to the two re-
maining department store loca-
tions in the Capitol South plan.
If added to Capitol South, sev-
eral high-end stores new to the
region would likely seek multiple
locations within the Columbus
market, and Lazarus may already
be in a position to help them
find sites in appropriate centers.
In this way, a new store could
open a second and perhaps a
third branch in the suburbs, after
establishing a position in the
downtown market.

OTHER CONSIDERATIONS
Besides the development of
the Capitol South Mall in itself,
the panel has examined the pos-
sibility of the city's limiting de-

velopment of potentially compet-

ing retail in the fringes of
Columbus, in order to improve
Capitol South Mall's chances for
success. The panel advises that
the city will find this move in its
best interest as a partner in this
mall, and that, therefore, the city
should take whatever action it
deems necessary to ensure that
no other regional malls are de-
veloped prematurely. To date,
the city has made a substantial
investment in the project, using
tax dollars; thus, this develop-
ment strategy seems completely
justified. Capitol South Mall will
occupy an unusually strong posi-
tion from which to meet a cur-
rently unmet demand, both in
terms of regional shopping-
center square footage, and of
high-quality retail facilities.

Panel members George
Sternlieb and Andrew Ham
interview Lazarus's presi-
dent, Arl Handshy
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The intersection of Broad
and High Streels—tradi-
tionally the center of retailing
in downtown Columbus.
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There has also been some
concern that retail space on the
fringes of Columbus continues to
grow at a rapid pace. This is in-
deed true; however, the subur-
ban space now being developed
differs completely in product
type from that being proposed at
Capitol South. Recent suburban
shopping developments have pri-
marily kept to a smaller scale,
and been marketed as conve-
nience facilities. Capitol South
will be a substantial, regional re-
tail facility, and the Columbus
market has not added any kind
of regional shopping facility
since 1969. Thus, apparently,
Capitol South’s timing should
prove conducive to its success

Current project plans show
a reasonable attempt to relate to
the surrounding streets, where
possible. Capitol South, however,
will not likely create true
streetfront retailing. The pro-
posed strategy is appropriate
and acceptable, if not ideal, be-
cause the project must compete
with suburban malls for subur-
ban shoppers. Nevertheless, the
streetfront impact of the mall de-
serves careful design attention,
with the aim of preserving an ac-
tive pedestrian environment.

THE HIGH STREET CORRIDOR
AND STREETFRONT RETAILING

Following its opening, Cap-
itol South will be the dominant
force in retailing in downtown
Columbus. As previously noted,
the principal aim of the project
will be to draw clientele from the
suburbs. Most will travel by au-
tomobile to a parking garage and
will have no real exposure to the
surrounding streetfront retail
When Capitol South has reached
full lease-up, and when shoppers
more frequently head downtown,
more and more of the available
retail spaces along High Street
will find occupants. While not di-
rectly drawing from Capitol
South’s traffic, these retailers will
benefit from the improved repu-
tation of downtown retailing;
they would be unlikely to take or
retain their locations if Capitol
South remained unbuilt.

The city may wish to take
major steps to promote street-
front retailing. Although Colum-
bus has infrequently practiced
this type of specific development
regulation, the city may now find
it appropriate to offer incentives
and disincentives to streetfront
retailing in given locations. Such
incentives, which may include
zoning and height bonuses, tax
abatements, and linkage require-
ments, would go toward includ-
ing retail or restaurant uses at
grade. The effect of the incen-
tives could be enhanced by using
similar measures to discourage
off-grade retail, which might oth-
erwise threaten to absorb poten-
tial tenants for streetfront space.

Furthermore, the panel rec-
ommends that such require-
ments, incentives, or disincen-
tives be applied to a closely
designated area, such as that
stretch of High Street that runs
through the downtown core.
Government buildings should, of
course, have to meet the same
criteria.
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OTHER INFLUENCES ON
RETAIL ACTIVITY

CULTURAL FACILITIES

Proposed and existing cul-
tural and entertainment facilities
can enhance the likelihood of
success of Capitol South and
other retail installations pro-
posed for downtown Columbus.
By attracting the evening traffic
so critical to full-menu restau-
rants, performance events at the
Palace, at the Ohio Theater, and
at other proposed venues can
complement the character and
drawing power of the multi-
screen cinemas proposed in Cap-
itol South. These events can also
inspire the downtown workforce
to remain downtown for dinner
and entertainment after work.
Evening activities can enhance
the downtown's reputation
throughout the region, as well as
Columbus’s reputation among
cities.

Culturally oriented perfor-
mance spaces generally consume
both capital and operating sub-
sidies. The panel recommends
that the city persuade any pro-
posed facilities to locate in the
downtown, along High Street
and close to Capitol South,
whenever possible. The new per-
forming arts center put forward
by the state should receive care-
ful study, to determine the exact
size that would best complement
the sizes of the existing facilities
and enable Columbus to attract
the widest possible range of cul-
tural events and activities. The
operation of all major downtown
performance spaces, including
the Ohio Theater, the Palace, and
the future state performing arts
center might then fall under a
single operating authority, which
would coordinate management
and administration, minimize to-
tal subsidy, ensure cooperation,
and avoid direct competition.

OFFICE BUILDINGS

High Street is clearly the
downtown's primary commercial
axis, which has its centerpoint at
the state capitol, extends north
to the Ohio Center, and runs
south to the county government
center. This "axis” image should
be reinforced at every possible
opportunity. High Street should
be seen as a valuable commer-
cial address for retail, hotel, and
office uses. Accordingly, high-
density office development, pub-
lic or private, should be urged to
align itself close to High Street.
Government office projects—fed-
eral, state, county, and city—
should, ideally, occupy infill sites
several blocks north or south of
Broad Street, in order to present
the more central sites as induce-
ments to prospective private
projects.

The next government build-
ing would probably best stand at
the southern end of the High
Street axis, in order to attract
traffic to Capitol South, until the
project stands on its own legs.
Subsidized, internal food-service
operations should be discour-
aged in this government building
and in all other projects.

The recently renovated Ohio
Theater.
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SKYWAYS

Pedestrian walkways con-
necting buildings over public
streets can form important links
between related uses, as when
they join convention centers with
hotels, multiple office buildings
with single-tenant ones, and
parking garages with commercial
uses. In Columbus, a more gen-
eralized skywalk system—al-
though a convenience to pedes-
trians in bad weather—would
likely detract from streetfront re-
tailing, which is a more appropri-
ate goal at present

To enhance the quality of
High Street as a commercial ad-
dress, the panel suggests that
street-level pedestrian activity be
directed along High Street's
sidewalks, with special excep-
tions made only for tunnels and
second-level connections. Cap-
itol South, intended as a special
environment able to compete
with suburban shopping malls,
would be just such an exception.
Improvements to the sidewalks
and streetscapes, as well as
storefront design criteria, can
make for attractive street-level
pedestrian paths that need little
reliance on off-grade connec-
tions.

Whenever developers pro-
pose walkways or tunnels con-
necting commercial uses in
downtown Columbus, these
links’ impacts on the streetfront
spaces as commercial addresses
deserve close attention.



RETAIL ON THE RIVERFRONT

Recent years have seen sub-
stantial effort devoted to the im-
provement of the riverfront. The
effort has clearly paid off: the
area is now a highly attractive
public asset, and represents a
commercial environment that
cannot be overlooked. Limited
retail and restaurant uses would
enhance this environment and
generate revenues. The proposed
floating restaurant seems to the
panel an excellent idea, and riv-
erfront and in-park concession
programs, offering food and
impulse purchases to park users,
would also be good for the river-
front. If these concession pro-
grams grow into more permanent
destinations, they will do so
through acquiring a distinct cli-
entele and thereby avoiding
direct competition with down-
town retail, restaurant, and
entertainment tenants.

The panel has noted several
proposals for festival retail mar-
ketplaces on various sites in the
riverfront area. This type of re-
tailing has recently achieved re-
nown as a boon to the down-
towns of a number of cities
Festival retailing, however, gener-
ally gets its support from tourist
activity with superregional mar-
ket draws. Consequently, the
panel sees it as inappropriate for
any sites in the downtown core
of Columbus at this time. Un-
doubtedly, as the overall levels
and varieties of activities in-
crease in the downtown, the con-
cept may earn reexamination.

NEIGHBORHOOD RETAIL

Grocery and convenience
shopping necessary to residen-
tial districts would remain inap-
propriate to the core of the cen-
tral business district within the
next few years. Nonetheless, the
city should encourage conve-
nience retailing in developing in-
town neighborhoods, such as
Town Franklin and Market
Mohawk. A shopping center on
Livingston Avenue can meet the
basic needs of the present in-
town residents, while probably
also serving the new residents of
any high-rise downtown or riv-
erfront projects that might be
built. Gourmet and specialty
shops in Capitol South could
also provide conveniences for
residents of the business district.

The state capitol serves as a
focal point for downtown
Columbus.

LAND USE,
TRANSPORTATION, AND
URBAN DESIGN

Columbus has as its most
striking physical features 1) the
dramatic downtown skyline along
the Scioto River; 2) the presence
of the state capitol building as a
focal point for downtown; and 3)
a comprehensive, rational high-
way system that structures the
regional land use pattern and fo-
cuses circulation on the down-
town. In evaluating the potential
for various forms of develop-
ment, the panel found it essen-
tial to examine this potential in
the light of these salient physical
features.
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Buses line the High Streel
retail corridor.
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ACCESSIBILITY

THE HIGHWAY SYSTEM

Downtown Columbus is su-
perbly served by a system of ra-
dial interstate highways and ar-
terial roadways that converge
upon the downtown. These radi-
als, in turn, are tied together,
both by the circumferential road-
ways that define the downtown
itself (the "Inner Belt”’) and by
those that surround the larger
metropolitan area (1-270). This
system has evolved and been re-
fined in Columbus, to a point
perhaps unmatched in any other
U S. city of similar size

The relative ease of travel to
and from the downtown from al-
most any point in the region car-
ries great importance, as does
the relative freedom from traffic
congestion, particularly for a
growing metropolitan area with a
rapidly changing central business
district (CBD). The panel has re-
viewed the plans for further re-
finement of this system, and the
plans appear to be justified

The accessibility of the
interstate highway system and,
hence, of the land uses within
the heart of the downtown is
also particularly well imple-
mented, using one-way pairs of
east/west and north/south road-
ways. This system enables traffic
to flow during the peak hours
quickly and with little conges-
tion, onto the Inner Belt, where it
is distributed onto the radial
highways that give access to the
distant reaches of the metropoli-
tan area.

PUBLIC TRANSPORTATION

The public transit system
within the Columbus region ap-
pears to be well-managed, clean,
efficient, and adequately fi-
nanced by the community. Many
of the system's features would
excite the envy of far larger and
more mature metropolitan areas.
Notable in this regard are the
park-and-ride facilities; the ex-
press bus lanes; the elimination
of fares within the downtown;
and the several plans, such as
those for increasing the capacity
for express movements on major
corridors, for adding terminals in
the downtown, and for improving
transit/pedestrian interfaces
within the center city. The sys-
tem's abilities, first, to attract
ever-greater patronage over the
last 10 years, and, second, to op-
erate on a sound financial basis
while upgrading its overall cap-
ital facilities and equipment, are
particularly noteworthy.

As Columbus's downtown
keeps expanding as the office
hub of the region, most likely,
the demand for public transit ac-
cess to the core will also keep
growing. This phenomenon, in
turn, will generate the patronage
needed to justify implementing
an expanded transit system, in-
cluding light rail corridors and
high-capacity downtown termi-
nals.



The panel has reviewed the
plans for a transit mall along
High Street in downtown Colum-
bus. Clearly, the basic idea is
sound, and certainly, it is one
that should not be dispensed
with lightly. Certain modifica-
tions to the concept, however,
demand consideration. Specifi-
cally, High Street should remain
the principal route for downtown
transit movements. This modifi-
cation would permit access to
centers of office employment,
and to the expanded retail uses
concentrated along this corridor,
without interfering with the
downtown traffic-circulation
"loop.” The present system of
one-way pairs of streets results
in traffic flows around and paral-
lel to High Street and appears to
function efficiently. Thus, the sys-
tem should remain as it is, with-
out the proposed redirection of
the buses off High Street.

Some doubt arises, however,
about the necessity of removing
automobile traffic from High
Street altogether, although pub-
lic transit certainly deserves pref-
erential treatment during peak
periods. Likewise, the panel
deems it undesirable or unnec-
essary to reduce the width of the
street pavement from four to two
lanes or to widen the sidewalks
to 27 feet, as proposed in the
transit mall concept. On the
other hand, upgrading the over-
all pedestrian streetscape in the
existing 20-foot sidewalk space,
plus making adjustments in the
location and distribution of bus
stops, would both be desirable
moves. Also, the panel found it
apparent that wider knowledge
of the free-fare system in the
downtown should be promoted.

L e S A i i e e S S TSR

PEDESTRIAN CIRCULATION
SYSTEM

At present, the sidewalks
function as the primary pedestri-
an circulation system in down-
town Columbus, within the pub-
lic rights-of-way and paralleling
the public streets. At the same
time, several interior block con-
nections have emerged, both
within certain buildings and
along minor public streets and
alleys. Also, proposals have
arisen for additional mid-block
pedestrian overpasses. The panel
endorses pursuing a fairly flexi-
ble and development-responsive
system of pedestrian circulation
that employs all of these oppor-
tunities, instead of seeking to
enforce a rigid and highly struc-
tured overall pattern.

Pedestrian movement is
now safe and convenient. The
sidewalks are sufficiently wide
and in reasonably good condi-
tion. Efforts should be made,
however, to make further upgrad-
ings of the downtown street-
scape, with special attention to
expanded street tree planting,
improved public signage, and
consistent quality of pavement
surfaces. Upper-level pedestrian
connections should only be con-
sidered on a case-by-case basis,
and must be planned to avoid
blocking light and views or dis-
couraging pedestrian use of side-
walks. The proposed connection
across High Street from Capitol
South Mall to the Lazarus De-
partment Store definitely ex-
emplifies a justifiable connec-
tion. Similarly, connections
leading from parking garages
across streets and into buildings
served by those garages merit
encouragement.
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The Ohio Center and the ad-
joining Hyatt Hotel, major
aclivity centers at the north-
ern end of High Streel
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Generally, the panel finds
that no one part of downtown
Columbus is particularly inac-
cessible, and that, overall, no
sections are too widely dispersed
to deter pedestrian travel be-
tween them. Even the Central
High School site on the west
side of the Scioto River lies with-
in easy walking distance of the
downtown office and retail core.
In time, continued development
will fill in sites between some of
the more distant major activity
centers, and thus eliminate the
present sense of dispersion. In
this regard, insufficient justifica-
tion exists for a "high-tech” peo-
ple mover system for the down-
town. The free-fare bus zone in
the downtown, and a rational
pattern of bus movement into
downtown and between major
activity centers, should together
suffice to supplement pedestrian
movement, without the need
arising for a costly people mover.

PARKING AVAILABILITY

The city's present policy of
relying on the private sector to
provide parking, in response to
market demand, is a good one.
The parking exemption area for
the downtown retail and office
core, for instance, should be re-
tained. (This area extends along
both the Broad Street and High
Street corridors, within the Inner
Belt and east of the Scioto Riv-
er.) If lower-density office devel-
opment were to emerge along
the edges of this core, the build-
ing of on-site parking in associa-
tion with such development
should become a requirement.
Also, standards should be set
that require both internal and
perimeter landscaping for all
downtown parking lots.

The city should hold back
from assuming a more active
role in providing off-street park-
ing in the downtown, except as
this parking may relate to given
public facilities or to facilities in
which the city has a direct public
interest. Two current examples of
such situations are 1) the city's
own office buildings, for which,
like any other property owner,
the city should take the neces-
sary measures to ensure that its
employees and constituents have
adequate parking; and 2) the
Capitol South Mall, a joint pub-
lic/private venture in which the
city holds a vested interest. Ad-
ditionally, the panel does not en-
dorse the idea of a differential
property tax system to hasten
the adaptation of surface parking
lots to more intensive uses. In
fact, this type of system fails to
affect the actual demand for de-
velopment and may even distort
the effective operation of the
downtown land market.



PHYSICAL PLANNING AND
DESIGN

THE PLANNING FRAMEWORK
The city of Columbus pos-
sesses a strong physical frame-
work for planning. Its built en-
vironment uses a formal grid
plan, which has been superim-
posed upon the features of the
natural environment. This plan
el i —
conceived infrastructure system,
consisting of both utility and The Huntington Bank

transportation networks. Devel- ..a Building is an important in-
opment is accommodated within LT stance of the new dz’y(v!zap-
this framework, then fine-tuned ::II ment surrounding Capitol
in the marketplace m :: Square (right)

The development of down- iy
town Columbus has primarily ::::

been shaped by two elements—
one natural and the other artifi-
cial—the Scioto River and Cap-
itol Square. The river has con-
tained development east of its
natural course, but it has also
given the city a major open-
space resource. The curving
course of the river makes for a
dramatic foreground for the city,
enabling its skyline to be seen to
great advantage from the west

Of course, floodplain issues re- ] HHHE
lating to the river have also con- -

strained development. But now,
apparently, studies by the Army
Corps of Engineers will facilitate
construction of a levee on the
west bank, enabling future devel-
opment there.

East of the river, Capitol
Square is the most prominent
feature of the manmade plan.
Particularly recently, it has
served as a magnet for develop-
ment, which now aligns itself in
radii from the square, along the
grid system. This growth pattern
should be promoted, although
development elsewhere should
not be precluded. The formal
layout of this grid/radii plan con-
tributes greatly to the character
of development in the down-
town.
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MIXED-USE DEVELOPMENT

A Newly Important Planning
Element. Mixed-use development
can help to ensure an efficient
and viable downtown. Support-
ing uses should be programmed,
planned, and facilitated as nec-
essary to bring about user conve-
nience and to eliminate unnec-
essary trips within the
downtown. Although, in Colum-
bus, no proposed development
will likely fail solely because of
imperfect land use planning, the
real success of such downtown
housing neighborhoods as Town
Franklin may depend upon the
provision, at a minimum, of such
ancillary uses as convenience re-
tail. And locations with insuffi-
cient nearby population to sup-
port these ancillary uses may
need transportation service to
more remote facilities

Mixed-use planning can be
achieved within a single develop-
ment, or within the context of
the whole downtown. It concerns
itself with both the juxtaposition
of uses and the diversity of types
within each use. Housing, for in-
stance, must be convenient to
retail, recreational, educational,
and other uses, but equally, the
housing component must itself
offer a variety of options: low-
density housing, high-rise units,
loft configurations, and the like.

Potential for Adaptive Use. One
way to promote mixed-use devel-
opment is through reusing exist-
ing buildings. A mix of structures
of differing styles and ages en-
riches the character of a city.
Such structures need not be ei-
ther architecturally or historically
significant to justify their reten-
tion: retention and reuse may be
justified economically and may,
in fact, constitute the only way in
which certain development aims
can be met. Columbus has a di-
verse stock of public and private
buildings of varied architectural
styles and functions. Obvious
landmarks, like the Capitol
Building, the LeVeque Tower,
and the Ohio Theater, stand out,
but also, industrial and ware-
house buildings, 19th-century
houses, and special retail facili-
ties—particularly on High
Street—can and should be
woven into the fabric of down-
town Columbus.

In order to retain such struc-
tures, a private or public interest
often must change the buildings’
current uses or introduce a mix
of uses. Apparently, however, Co-
lumbus'’s zoning and building
codes inhibit both reuse and ad-
aptation to new building func-
tions. This matter calls for de-
tailed examination and for
appropriate modifications to
the codes.

A PROBLEM IN COORDINATING
DOWNTOWN ACTIVITY CENTERS

In Columbus, many people
seem to perceive that downtown
distances are greater than they
actually are, and these percep-
tions may influence whether or
how people will travel between
locations. When the success of
an existing or proposed develop-
ment depends upon its accessi-
bility to and from other sites, a
project team might appropriately
consider introducing special
public transport services to link
these land use nodes. Such ser-
vices may be necessary only tem-
porarily, but a possible need for
permanent service should not be
ruled out. Fare structures should
also get consideration in the
planning and implementation of
these services.



DESIGN GUIDELINES

Detailed architectural guide-
lines are controversial planning
tools and do not appear war-
ranted in Columbus at this time.
Urban design guidelines, how-
ever, could wield an even greater
impact, both by unifying the
downtown and by enhancing its
appearance. Two examples of po-
tential guidelines are 1) stan-
dards for landscaped treatment
of public rights-of-way and of un-
developed properties, and 2) pa-
rameters for public and private
signage. Today, the impressive
image of downtown Columbus is
diminished by the expanses of
unlandscaped streets and of sur-
face parking lots that surround
the development core. The ap-
pearances of downtown streets
and parking lots can be en-
hanced tremendously with land-
scaping. Measures ought to be
taken to encourage or require
these efforts.

The city of Columbus has
admirably managed, through
practice or ordinance, to control
advertising signs to a degree sel-
dom seen in other metropolitan
areas. Signage related to the
transportation system, however,
should be enhanced and coordi-
nated throughout the downtown.

THE PLANNING PROCESS IN
COLUMBUS

Few American cities have
had the kind of chance to influ-
ence the long-term character and
development of their communi-
ties that Columbus has now. Its
business leaders have long been
involved in civic improvements,
cultural affairs, and charitable
concerns. In fact, Columbus em-
bodies the American entrepre-
neurial spirit at its best. Not only
have its leading business fami-
lies been involved in develop-
ment, sports, and public affairs
on a national scale, but also, a
new and younger cadre of na-
tional leadership has emerged
from the Columbus community.
A new generation of Columbus
families and businesspeople is
creating nationwide business en-
terprises in food merchandising,
real estate development, and the
service and information-
processing industries.

The city has been able to
avoid the worst of the "Rust-
belt's” economic woes because
of its diversified economy—its
functions as the state capital and
as the home of Ohio State
University and of several insur-
ance-industry headquarters. In
addition, Columbus has gained
national attention for its ener-
getic approach to managing city
government and public affairs—a
formidable task at a time when
city public service requirements
are expanding, and traditional
revenue sources are drying up.

For all of its blessings, how-
ever, Columbus is going through
a crisis of sorts, a crisis few
American cities have ever had
the luxury and opportunity to re-
solve. Despite or because of its
strengths as a community, Co-
lumbus has reached a plateau on
its way to becoming a great city.
Its leaders are searching for a di-
rection, a formula for reaching
this goal.

Without undertaking a com-
plex public planning process, but
with notable public/private coop-
eration and leadership, Colum-
bus has developed its down-
town; improved its waterfront;
provided utilities in advance of
suburban growth; built roads, an
airport, and an excellent mass
transit network such as few com-
munities enjoy; and brought into
being cultural and educational
facilities that are well endowed
and supported by its citizens. It
is also a city of established hijs-
toric villages and neighborhoods,
and of rich architectural fabric.
Signs are appearing of growing
interest in living in urban neigh-
borhoods, in renovation of loft
spaces and warehouses, and in
revitalization of commercial
storefronts. These achievements
are indeed enviable ones.
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Panel members Richard

Ward and Roger Kallman
interview Philip DeVore of
the strategic planning office
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THE NEED FOR ORGANIZATION

Not many big U.S cities can
continue to prosper for long
without some degree of coordi-
nated public/private planning on
a formal basis. As mentioned
above, Columbus has reached a
stage of growth, a plateau, on
which the current privileges of
informal coordination and infor-
mal planning will cease to reveal
the necessary solutions and
directions.

Rarely today does a commu-
nity of more than 300,000 popu-
lation, such as Columbus, lack a
formal, well-coordinated devel-
opment planning process. Also,
rarely does a big-city downtown
lack some form of land develop-
ment, marketing, and urban de-
sign guidance, not to mention a
professionally staffed organiza-
tion trained to deal with devel-
opers, architects, real estate
brokers, and consultants on
downtown matters.

ORGANIZATIONAL MODELS

In seeking to devise an ap-
propriately expanded planning
process for Columbus, the panel
found it useful to examine and
refer to the planning processes,
practices, and organizations of
other, similarly sized American
cities. Most of these cities use at
least one of the following
models:

The first model centers
upon a cabinet-level senior staff
official, either in the mayor's or
the chief executive’s office, re-
sponsible for coordinating public
support and resources for eco-
nomic development and down-
town development, and relied
upon as a link with the business
community. In some cities, this
official is entitled "deputy may-
or,” in others, "administrator” or
“director of development.” The
key feature of this model is this
individual's immediate access to
the chief executive, and his or
her ability to speak for the latter
on development matters as a
member of the immediate cab-
inet. True, some public chief ex-
ecutives play this role them-
selves from time to time, or
assign it to one of their senior
staff But consistent, daily atten-
tion is needed to cope with the
complex development issues of
any large community, and most
chief executives using this meth-
od delegate this responsibility to
a trusted and politically sensitive
development professional. Two
cities now taking this approach
are New Haven and New York.



A second model uses a pri-
vately financed, chief-executive-
supported downtown develop-
ment organization; this group
acts, in effect, as a marketing

Thomas Murray, chairman
of the panel, responds to
questions following the public
presentation

agent for local downtown devel-
opment. The typical organization
of this kind also functions as a
catalyst for and participant in
planning efforts and initiatives,
and performs liaison between
the public and private sectors.
Such organizations are profes-
sionally staffed, serve as resourc-
es for downtown market data,
and spend considerable time
marketing the downtown image
to local and out-of-town groups.
Although a few such organiza-
tions dwell within chambers of
commerce, the most effective
ones are separate from the local
chambers, although obviously,
board memberships will overlap.
The signal feature of these orga-
nizations is that they focus staff
energies on downtown issues
and represent the downtown
business community in its deal-
ings with local government. In
some cities, they also manage
mall districts, transit and parking
districts, and retail/pedestrian
malls, while also promoting
downtown activities and events.
Examples of this model include
the Denver Partnership in down-
town Denver; Tulsa, Unlimited, in
Tulsa; Central Atlanta Progress;
and the Hartford and Minneapo-
lis Downtown Councils.

S B A R R RPN S

The third approach empha-
sizes the liaison and coordinat-
ing role between the public and
private sectors, with particular
reference to development mat-
ters. Typically, it calls for the cre-
ation of a legal, quasi-public
private partnership with a board
appointed by the mayor or chief
executive. In some cases, the city
council appoints one of its mem-
bers to the board. These partner-
ships usually have professional
staffs and, often, funds from the
local government or from a tax-
ing district.

This third approach holds
an obvious appeal, in that the
business community benefits
from representation by its peers
and by professional development
staff, while the staff takes on the
job of coordination of develop-
ment matters with local govern-
ment concerns. Because of the
board appointments by the may-
or's office, these organizations
often assume development-
related tasks on behalf of the lo-
cal government, such as nego-
tiating development agreements
or undertaking development ef-
forts directly for the local govern-
ment. Examples of this type of
model include the downtown de-
velopment authorities in Miami
and Tampa, as well as organiza-
tions in Columbia, South Car-
olina, and Winston-Salem, North
Carolina.

COLUMBUS'S ORGANIZATIONS

Although none of these
three approaches is currently at
work in Columbus, there is a
wealth of task forces, subject-
specific committees, project-
specific nonprofit corporations,
and several communitywide eco-
nomic development organiza-
tions engaged in marketing, proj-
ect planning, and job creation.
These organizations comprise:

Capital Corporation

Capitol South Corporation

Capitol Square Commission

Central Ohio Transit Authority
(COTA)

Columbus Area Chamber of
Commerce

Columbus Growth Foundation

Development Committee for
Greater Columbus (DCGC)

[-670 Development Corporation

Mid-Ohio Regional Planning
Commission (MORPC)

Neighborhood Area
Commissions

Ohio Center Corporation

Parks and Recreation
Commission

Riverfront Development
Corporation
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The number of these organi-
zations and committees, as well
as the composition of their
boards, certainly indicate that a
great deal of attention, time, and
energy is being spent by public
and private leaders and staff. In
the panel's view, however, the
question of how all of these pub-
lic and private planning and mar-
keting efforts are being coordi-
nated, and the guestion of
whether energies and funding
sources are being duplicated or
diffused, remain unanswered. No
one person or organization ap-
pears to be responsible for coor-
dinating downtown development
initiatives or for maintaining an
overview of implementation
strategies. Interestingly, no com-
mittee or organization deals spe-
cifically with downtown housing
and retail development. The
nearest approximation to this
kind of activity is the project-
area planning done both by the
board of the Capitol South Cor-
poration, and by the Riverfront
Development Corporation.

It is extraordinarily unusual
for a community economic de-
velopment organization to per-
form effectively both citywide
economic development activities
and downtown-specific develop-
ment marketing. Just as major
corporations decentralize their
product development initiatives,
most medium-sized and larger
American cities split the respon-
sibilities for citywide develop-
ment and for downtown-focused
development. In many cases,
chambers of commerce,
“committees of 100,” and/or in-
dustrial commissions perform
the citywide role, while com-
pletely separate downtown orga-
nizations, such as those outlined
above, carry out the downtown
development and planning role

DRAWBACKS TO THE LOCAL
PROCESS

Several aspects of Colum-
bus's current planning process
warrant closer examination, in
determining how best to improve
and augment that process.

PARTICIPATION

The city's professional plan-
ning staff—the strategic planning
division—works within the may-
or's Office of Management and
Budget (OMB). Through the di-
rector of OMB, and the assistant
director for strategic planning,
the planning professionals are
called upon to provide staffing
for myriad downtown projects
and initiatives. Their responsibil-
ities extend to long-range plan-
ning for capital facilities, land
use, and site-specific projects;
market studies; and data base
management. Directly answer-
able to the mayor, they provide
important public planning ad-
vice, particularly on long-range
planning coordination. But there
has been little or no staff plan-
ning that specifically relates to
downtown retail, housing, or his-
toric preservation, on a citywide
or a neighborhood basis.

On the other hand, no op-
portunity avails itself in the
course of the planning process
for the private business commu-
nity to become involved either in
setting priorities; or in screening
given public planning initiatives,
testing them against market real-
ities, and commenting on public
plans or development initiatives
before they are announced. This
lack is a major weakness of the
process. A true public/private
partnership starts with participa-
tion from both sectors at the in-
ception of a project or idea. The
riverfront district effort is an ex-
ception, as private participation
has formed a part of the plan-
ning and development process
there. But clearly, this particular
process has been a project-
specific one.

IMPROVEMENTS

Furthermore, the process
fails to show a distinct concern
for high-quality urban design
and streetscape improvement.
This failure is another serious
flaw, as there is no single more
important aspect of a downtown
improvement scheme than its
provision for the improvement of
streets, curbs, sidewalks, and
block faces. So far, Columbus
has been fortunate, in that a
number of its downtown devel-
opers have voluntarily land-
scaped their sites, primarily to
attract office tenants. Many
streets and block faces in the
downtown core remain, however,
that could still benefit from care-
ful design planning and street-
scape enhancement.

Such improvements can be
encouraged through any one of
several methods. Specific im-
provements on new development
sites can be required through the
zoning ordinance. In addition,
many cities now promote these
efforts by sharing the costs with
property owners or by setting up
special assessment districts.
These programs may be con-
ducted through a downtown or-
ganization representing both the
public sector and private busi-
ness interests.



MASTER PLANNING

Another important short-
coming of the current process
and structure is the absence of a
downtown master plan. Although
much project- and site-specific
planning has taken place, no
clear efforts have been made to
coordinate these activities or to
link them to a broader capital
improvements strategy.

Traditional master planning,
as applied to downtowns, has
met with skepticism from both
planning professionals and
downtown businesspeople. The
process of detailing and dictat-
ing land uses is unrealistic in a
dynamic downtown real estate
market, although numerous
cities do maintain complex land
use plans and zoning ordinances
for this purpose.

An alternative model, the
development opportunity ap-
proach to downtown planning, is
going forward in other cities. Un-
der this type of scheme, each
available site has its potential
public and private development
opportunities explored. These
options are then illustrated in
concept plans, and necessary
public improvements (street-
scapes, public utilities, street
closings) are outlined. Next, de-
velopment decisions are made,
based on market forces or on the
success of marketing programs.
At no time does local govern-
ment or a downtown develop-
ment organization dictate or
mandate that certain uses "beat
out” others. By taking this ap-
proach, however, both the devel-
opers and the community will
know in advance which public
improvements are required to
make the ultimate development
decision an effective one, Ad-
vance commitments to making
certain public improvements
lessen some of the uncertainty
commonly faced by a downtown
developer. At present, the Tampa
Downtown Development Authori-
ty is trying out this planning
model.

ORGANIZATION

The panel recommends that
Columbus consider undertaking
a major planning effort for its
downtown, through an organiza-
tion that truly represents and co-
ordinates all downtown interests.
The planning effort should await
the formation and professional
staffing of that organization.

The specific form and struc-
ture of the downtown planning
process should take shape in the
context of the local political and
business climate. The three mod-
els outlined in this report are
those most commonly used, but
the city and the chamber of com-
merce should assess them and
choose those elements that
would prove most effective in
Columbus. However, the current
process of site- and project-
specific commissions, task
forces, and nonprofit corpora-
tions—informally coordinated
though it is—creates a percep-
tion of a community losing con-
trol of its destiny and unsure of
its priorities. In the highly com-
petitive economic development
game, first impressions are al-
ways crucial.
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It is not uncommon for
communities to go through
stages of self-discovery in their
searches for priorities. It is com-
mon for cities to use nonprofit
development corporations and
task forces that address site-
specific concerns and topics, and
then to see them disband. In Co-
lumbus, there seems to be too
much emphasis, however, on for-
malizing the sundry project-
related groups and organizations,
when apparently, what is really
needed is the formalizing of a
full-fledged downtown planning
and development organization to
coordinate the various projects
and initiatives now being ad-
dressed by corporations, task
forces, and committees.

If Columbus is to assume its
desired place among the great
U.S. cities, it must take a long,
hard look at its current planning
process, at the numbers of indi-
viduals and organizations in-
volved, and at feasible attempts
to formalize that involvement in
the most effective possible way
Only in this way will the city be
able to make some sense out of
the many initiatives now under-
way in its downtown. Columbus
is at a crossroads in its growth—
it has the rare chance to for-
malize a downtown planning
process through community
leadership and through a coordi-
nated, effective development or-
ganization. This chance must not
be lost. 41
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Chuck Adrian, Columbus
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Andrea Anderson, Columbus
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Pat Baker, Columbus Area
Chamber of Commerce

Carol Bartholomew, Economic
Development Office

Pete Cass, Legislative Research
Office

Burell Charity, Strategic Planning
Division

John S. Christie, Columbus Area
Chamber of Commerce

Philip DeVore, Strategic Planning
Division

Robert Dolin, Economic
Development Office

Ken Ferell, Strategic Planning
Division

William Habig, Mid-Ohio
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Commission

Larry Harroun, Human Services
Office

Teresa Hertzer, Strategic
Planning Division

Phil Hill, Visual Communications
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Communications
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Bill Hoyt, Strategic Planning
Division

Jack Huddle, Architect

Tom Jones, Central Ohio Transit
Authority

Thomas Kaliker, Chemical
Mortgage Company

Rich Kight, Strategic Planning
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Ken Klare, Strategic Planning
Division
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Larry Lewis, Visual
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Department
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Jim Musick, Department of Public
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Area Chamber of Commerce
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CURC
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Chamber of Commerce

Joseph Ridgeway, Department of
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of Public Service

Jane Shapiro Architects

Richard Simonetta, Central Ohio
Transit Authority
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Pam Van Schyock, Office of
Management and Budget
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Development Corporation
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Transit Authority
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