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Market Studies for Main Street 
Redevelopment in Small Communities 

Levin Research Conference 
August 21, 2014 

Kirby Date, AICP 



Downtown Market Studies 
Project Descriptions: 

• Village of Middlefield and City of 
Olmsted Falls 

• One-semester projects, Fall 2013 
and Spring 2014 

• Community Planning Program 
Studies AND Real Estate class 
projects (UST 610 and 623) 
 

 Project Goals: 
• Identify opportunities for downtown 

business environment 
• Address possible site uses 
• Housing/lodging assessment 

included for Olmsted Falls 

 

Project Process: 
• Site and web reconnaissance 
• Merchant interviews and survey 
• Realtor interviews 
• Downtown visitor/resident survey 
• Middlefield:  Retail analysis 
• Olmsted Falls:  Retail, housing, 

office and lodging market analysis  
• Test project development 
• Meetings and discussion with 

Economic Development Committee 
• Final report to Council and 

Planning Commission 

 



The City of Olmsted Falls 
• Southwestern Cuyahoga County 

suburb 
• Population 9,024 (2010) 
• Historic downtown village 
• Falls on Plum Creek and Rocky 

River 
• “Excellent with Distinction” school 

district, 3800 students 
• Easy access to employment centers 

and major retail venues 
• New Mayoral administration 

January 2014 
• 69 businesses, 130,000 SF 
• 3% vacancy 



Village of Middlefield 
• Geauga County 
• 2010 Census: 2694 
• Employees : 7000+ 
• Economic Development Committee 

meets weekly 
• 280 businesses, 1 M square feet 
• 14% vacancy 

Center for Community Planning and Development 
Urban.csuohio.edu/cpp 

2 



Olmsted Falls 
Primary Market Area (PMA) 

• Competitors:  6 million SF 
within 10 minutes’ drive 

• PMA Population 2,902 
• PMA Households 1,164 
• PMA Mean HH income 

$73,140 
• PMA Total income 

$85,134,960 
• Niche analysis:   
 NO CAPACITY 

 

Map:  CSU CCPD 



Middlefield  
Primary Market Area (PMA) 

Center for Community Planning and Development 
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• Competitors:  8.2 million SF 
within 15 miles 

• PMA Population 61,390 
• PMA Households 20,739 
• PMA Mean HH income $54,485 
• PMA Total income $1.130 B 



Niche Analysis Findings 

Center for Community Planning 
and Development 

Urban.csuohio.edu/cpp 
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•3 Markets:  Local Non-Amish; Local Amish; Regional/Tourist 
•Needs:  Clothing, health/personal care, shoes, jewelry 
•Needs with caution:  electronics/TV, office supplies, auto parts, 
building/garden supplies (general merchandise fills need) 
•Balance out to zero:  all general merchandise 
•Oversupply:Restaurants, hardware, home furnishings, specialty foods, others 
•Services:  no needs except “Other Repair” – meet with home-based 

7 



National Chains Not a Solution 
7 

8 Center for Community Planning 
and Development 

Urban.csuohio.edu/cpp 

TYPICAL CONDITIONS IN SMALL TOWNS: 
• Limited capacity in PMA 
• General merchandise “Big Box” have saturated market 
• Chains already have existing locations nearby 



Standard Office Market 

• Cleveland Downtown: 
18% vacancy 

• Suburbs:  18-22% + 
vacancy 

• NO CAPACITY 
 

Data source:  Bullard 2014 

Photos source: Colliers 



BUT:  Some Main Street 
Communities are Thriving 

Medina 

Doylestown 

Olmsted Falls 

Hudson 

Chagrin Falls 



Typical Economic Development 
for Main Streets  

• Organization and 
Partnerships 

• Design 
• Marketing, 

Promotion and Brand 
• Attracting, retaining 

and enhancing 
businesses 
 

WHAT DO THE NUMBERS SAY? 



“Specialty” Retail and Office: 
Olmsted Falls Customers 

Source:  800+ addresses collected by GPJ Merchants’ Association 
Map and diagram:  CSU CCPD 

THE SPECIALTY MARKET DRAWS FROM OUTSIDE THE PMA 



Middlefield Capture Rate: Outside 
PMA, Local-Serving Businesses 

Center for Community Planning and Development 
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• Visitors Survey:  80% from 
inside PMA, 20% outside 

• Hardware Store:  98% from 
inside PMA, 2% outside (62% 
cash sales) 



Middlefield Capture Rate:  Outside 
PMA, Regional-Serving Business 

Center for 
  

  

14 

•Independent Store:  67% 
from inside PMA, 33% 
outside 



Specialty Retail and Office: 
Downtown Comparison 

Data:  CSU CCPD, US Census 

• Total businesses range from 70 to 250 
• Total First Floor Square Footage 70-350,000 
• Population in Market Area 10-180,000 
• Traffic 6-13,000 AADT 
 



Total SF and Buying Power 

Data:  CSU CCPD, US Census 

First Floor SF/$10 million buying power:  126-5900 



Specialty Office in Downtowns 

PROFESSIONAL OFFICES TYPICALLY REPRESENT 
40-60% OF BUSINESSES IN HISTORIC 
DOWNTOWNS  

Data:  CSU CCPD, US Census 



SPECIALTY LODGING MARKET 
37 Bed and Breakfasts within one hour 

Map:  Google Maps, CSU CCPD 



Bed and Breakfast Comparison 

Data:  CSU CCPD 

• OLMSTED FALLS IS THE ONLY 
DOWNTOWN IN OUR 
EVALUATION WITHOUT 
LODGING 

• THERE ARE ONLY 7 B&B 
ROOMS WITHIN 15 MILES 



Specialty Retail Niche Analysis 
  

Chagri
n Falls 

Am-
herst 

Vermil-
ion 

Willoug
hby Medina Berea 

Penin-
sula Kent Hudson Burton Oberlin 

Welling-
ton 

Olmsted 
Falls 

Dining 18 13 10 16 15 7 4 51 24 6 14 14 10 

Specialty 
Shopping 48 12 8 15 38 6 14 40 41 7 23 14 14 

Neighbor-
hood 
Shopping 11 13 2 0 4 4 1 1 3 6 11 20 14 

Recreation/ 
Fitness/ 
Yoga 5 2 9 1 2 1 4 4 7 0 2 2 0 
Health/ 
Beauty/ 
Spa/ 
Wellness 16 4   2 9 4 1 10 9 4 8 9 4 
Events/ 
Entertain-
ment 2   1         1     1   3 

Focus on local entrepreneurs:   
How do you compare?  What are some good ideas? 



Use of HH Income 

• Source:  
Consumer 
Expenditures 
Survey 2012, and 
interview 

• Amish: 22.7% of 
population, 13.0% 
of HH 

 

Center for Community Planning and Development 
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OPPORTUNITIES 
• The Role of Small 

Towns 
• Strategies for 

Placemaking and 
capitalizing on assets 

• Key Elements of 
thriving historic 
downtowns 

• Small Towns and the 
new homebuyer 
market 



Next Steps:  Future Project? 
• Full Lit Review 
• Collect data on a wide range of small towns 

in Ohio 
• Compare standard retail influences 
• Compare specialty market areas via zip 

code analysis 
• Measure all floors, field verify 
• URBAN NEIGHBORHOODS?? 



QUESTIONS? 

Kirby Date, AICP 
Center for Community Planning and 

Development 
k.date@csuohio.edu 
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