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Athens DRD Economic Plan Summary
Ohio’s newly created Downtown Redevelopment District (DRD) permit municipalities to redirect
up to 70% of future property tax growth in a 10-acre continuous district that includes a certified
historic structure or buildings in an historic district. DRDs do not raise property taxes but redirect a
portion of the future growth. DRDs encourage preservation of historic properties and spur new
capital investment and job growth in Ohio municipalities.
DRDs redirect property tax revenue for one of five uses: grants to historic properties, loans to nonhistoric properties, public infrastructure, operations of economic development organizations, and
funding innovation districts where broadband speeds connected to the district reach 100 Megabytes.
DRDs can be used for the redevelopment of property for a range of uses including commercial,
office, mixed use, retail and industrial but it cannot be used for the rehab of a property that is 100%
residential.
The Downtown Redevelopment Districts are valuable for Athens due to the large number of certified
historic structures in the downtown area, the need for financing to redevelop these historic structures and
the ability of the DRD program to capture private sector property tax growth for the redevelopment and
rehab of the university’s certified historic structures that do NOT pay property tax within the district.
Downtown Athens, Ohio, with its historic nature, has several prime opportunities for redevelopment tied
to a DRD.

The primary goal of the Athens DRDs will be new capital investment. A secondary, but equally
important goal is the creation of jobs in the DRDs. The Athens DRDs will be three 10-acre
DRDs that are roughly defined as:
1. 234 Washington Street Downtown Redevelopment District: this area starts at the West End
Cider House, the historic anchor for the DRD. The DRD contains the parcels bound by Byard
St and West Union Street. The DRD is primarily focused on the properties that are owned or
leased by Ohio University. The potential for DRD revenue is largely dependent upon the
development that occurs on these properties. As Ohio University considers developments of
the Union Street Green, the relocation of the Heritage College of Osteopathic Medicine and
Engineering, as called for in its 2016 master plan, the City and OU may consider how the
DRD could be beneficial to the development. Ohio University does not currently pay real
estate property taxes on these properties and likely will not moving forward. A key
component of the DRD is the ability to establish redevelopment charges on parcels in the
DRD. The redevelopment charge works much like a special assessment and runs with the
property. In the case of this DRD, a redevelopment charge could be implemented to help pay
for more public infrastructure.
2. The Sheltering Arms Downtown Redevelopment District: The area begins with several
properties at Court and Union Streets that are in the Athens Downtown Historic District. The
area includes the Right-of-Way on Union St going west. The DRD includes the Ohio Health
Urgent Care at 265 Union St that is owned by the Sheltering Arms Foundation. The majority
of the DRD’s parcels are located along West Union Street. The Sheltering Arms DRD has a
continuous boundary connected by the right-of-way of the public streets. Development of
this area will be driven in part by private development that occurs as a result of the
renovations of existing buildings and the construction of new buildings on the OU Union
Street Green. Continued renovations and expansion by Ohio Health at O’Bleness Hospital
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and the surrounding properties will contribute to the DRD. Potential private investment of
$2,000,000 at the Athens Township Hall could yield revenues of $40,000 annually into the
Sheltering Arms DRD. Development of $10,000,000 in the Sheltering Arms DRD would
allow for DRD revenues of $200,000 on an annual basis to pay for the renovation of historic
and non-historic buildings in the DRD, public infrastructure, and an innovation district to
complement the Ohio University Innovation Center.
3. Athens Depot Downtown Redevelopment District: This area is anchored by the Athens
Depot and contains parcels boarded by Union Street, Station Street, Depot Street, and
Roberts Street. The Athens Depot DRD has a continuous boundary connected by the right-ofway of the public streets. Much like the 234 Washington DRD, development in this DRD
will largely be dependent upon the relocation and renovation and construction of buildings to
implement the Union Street Green master plan of 2016. The Ohio University developments
will likely not yield an increase in property taxes as the university does not pay property
taxes. The City of Athens could make use of the DRD tools by implementing a
redevelopment charge to pay for public infrastructure related to these developments. The
DRD redevelopment charge would allow Ohio University and the City of Athens to partner
in these public infrastructure improvements.
Athens DRDs Economic Development Plan Action Steps
The Athens DRDs will not be an economic success without support and coordination from
business and community leaders and elected officials in The City of Athens and Athens County.
Specific action steps should be taken to ensure the success of the DRD.
Athens DRD Action Step #1: Create a Downtown Redevelopment District to spur growth
on Athens historic Union Street.
Athens should create 3 DRD districts focused on redeveloping their historic Union Street area.
The first step to redeveloping Athens through a DRD is to establish the Athens DRD Operating
Committee. This committee should:
• On a regular basis meet with property owners and business owners in the DRD to
determine what issues they face and how the DRD Operating Committee, City of Athens
and Athens County Economic Development Council can assist them.
• Market the DRD to property owners within the DRD as well as to developers and
business owners outside of Athens.
• Work with the City of Athens to determine the infrastructure improvements that need to
be made in and along Union Street to enhance Athens.
• Survey property owners to determine their interest in enacting a redevelopment charge
within the DRD.
• Report annually to the Athens City Council on the progress of the DRD.
Athens DRD Action Step #2: Undertake a marketing campaign with existing property
owners, and new, prospective property owners about the benefits of locating in the DRD.
The inception of the DRDs should send a signal to the marketplace that Athens is prepared to
new development that will enhance the quality of life for its residents and its students. The City
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of Athens along with its economic development agency, the Athens Economic Development
Council, should launch a marketing campaigned aimed at the following segments:
1. Existing Property Owners
2. New, Prospective Property Owners
3. Multipliers
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Athens Economic Analysis
Understanding the economy of the region and local jurisdiction impacts the implementation of a
comprehensive economic development strategic plan. What constitutes the economy, whether the
economy is growing, and what industries are growing all impact the development of an
economic development strategic plan.

People
Population Growth 201015
Persons 65 years and
over
Homeownership Rate
Median Home Value
Bachelor's degree or
higher
Civilian Labor Force
Employed
Median Household
Income
Poverty Rate

Athens Demographic Benchmark Comparison
Xenia, Ohio
Wooster, Ohio Athens, Ohio

Ohio

U.S.

2.2

3.2

6.3%

0.7

4.7

15.7

16.6

4.3

14.1

13.0

61.6
93,800
19.5

54.3
126300
28.7

29.4
164300
63.2

66.3
63.9
129900 178600
26.1
29.8

56.6

59.8

52.4

63.3

63.3

38426

41703

22,204

49429

53889

24.6

19.3

54.7

14.8

12.7

Athens, as illustrated by the table above, has been gaining population. Being a university town,
the population of the community is largely white and more educated than the national average.
Athens also has a very low homeownership rate which is thirty-four points below the national
and state average and even below the peer cities of Wooster and Xenia, Ohio. Athens does offer
an affordable housing stock but this is likely because of the extremely low median household
income—which again is far below state and national averages as well as peer cities. From a
workforce standpoint, Athens has a high school graduation rate significantly above the national
average which is common in a college town. What is troubling that the city has a median
household income of only $22,204. The lower the percentage of college graduates a region has
the larger the struggle will be to attract high-wage advanced services, white collar, health care
and technology jobs. The issue that Athens is facing is keeping these people with Bachelor’s
degrees in the city after they graduate. The percentage of the population engaged in the
workforce is very low—10 points lower than the state and national average and below Athens’
peer cities.1 Finally, Athens poverty rate is more than four times the state and national average
and higher than peer communities. This is partially due to Athens being a college town, students
living off-campus frequently qualify as poor because some money they may receive is not
counted as income by the Census Bureau, driving the poverty rates to higher levels. Athens
county has the highest poverty rate in the entire State of Ohio2.
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The top industries in 2016 for Athens County are Government, Health Care,
Accommodations/Food Services, and Retail Trade. Athens is also a jobs center with more people
commuting into the city than leaving for work as the chart below illustrates.

Athens County
Industry Sector by Employment
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-7-

2,600

46
458

Athens faces many of the challenges of all Rural America. Rural America struggles for
economic survival. 17 percent of the U.S. population lives in rural communities with the
Western United States constituting the largest land mass of low-density rural land.3 While rural
communities enjoy a high-quality of life, low crime and good schools, they have been struggling
to survive economically in the 21st Century economy. Farming, once the dominate employer in
rural communities produces more crops than ever but the technology that changed American
manufacturing also impacted agriculture’s role as a large employer. In 1970, agriculture
constituted 13 percent of high-density rural employment and 23 percent of the jobs in lowdensity rural communities.4 By 2007, those employment numbers for agriculture dropped to 6
percent and 12 percent respectively.5 The service, government, retail and manufacturing sectors
are larger employers in rural communities.
Rural communities on average provide lower incomes, higher poverty, less educated population
and higher mortality rates than their urban counterparts. Per capita income in urban community’s
rose 38.9 percent from 1979-1999 but only rose 35.2 percent in high-density rural communities
and 29.9 percent in low-density rural communities.6 Rural communities are also struggling from a
demographic standpoint. On average, rural communities have a higher older population. The
young people are growing up and leaving. Rural communities also lack broadband access that a
younger generation simply presumes will exist. 60 percent of rural Americans do not use
broadband service (10 percent less than urban households) often because their
telecommunication’s service falls short of their urban counterparts.7 Rural communities lack the
young workforce most companies are seeking. Poor rural communities also lack the infrastructure
for development. Without growth and development, rural communities often lack traditional land
use planning master plans, experience in using public finance vehicles used needed fund
infrastructure and a large and ready water, sewer, road, power and telecommunications network
prepared for massive growth.
The challenges of Rural American can be answered through a variety of economic development
strategies that capitalize on the advantages of the community while recognizing the challenges.
One of those strategies that Ohio has recently enacted is the Downtown Redevelopment District
(DRD). The DRD gives municipalities such as Athens the ability to work with the owners of
property in an historic area, in this case the downtown area, to direct increases in property taxes
from new investment to the rehabilitation of buildings, public infrastructure, and economic
development organizations.
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Downtown Redevelopment Strategies
A DRD economic development plan should focus on the creation of high-wage jobs through the
creation of walkable, high-quality Central Business Districts focused on white collar service,
high-tech, arts, entertainment and accommodation jobs. As the chart below illustrates, numerous
strategies exist to incentivize and finance Downtown redevelopment.

Tourism
CRA, Enterprise
Zone and Muni
Income Tax
Incentives

New Market
Tax Credits

Special
Improvement
District

JobsOhio
Revitalization
Loan Fund

Historic
Preservation
Tax Credit

How to
Incentivize &
Finance
Downtown
Redevelopment

Downtown
Redevelopment
Districts

Idle Property
Tax Abatement
Program

Tax Increment
Financing

Downtown
Capital Access
Fund

State Capital
Bill Community
Project
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Local Government Tax Incentives
Many communities utilize tax incentives to promote economic success. The Community
Reinvestment Area (CRA) program provides real property tax exemptions for property owners
who renovate existing or construct new buildings and is the prime economic development tool
driving downtown housing growth used for housing and job creation projects. CRAs are areas of
land in which property owners can receive tax incentives for investing in real property
improvements. The program is delineated into two distinct categories, those created prior to July
1994 ("pre-1994") that permits 100% property tax abatements without school board approval and
those created after the law changes went into effect after July 1994 which can provide up to
100% tax abatement only with school board approval. Ohio cities are also permitted to enact
municipal income taxes but they also often create a municipal job creation tax credit that is a
non-refundable tax credit calculated as a percentage of the city income withholdings for eligible
new employees and applied toward the company's municipal tax liability. Companies may also
be eligible for a property tax abatement through the state Enterprise Zone (EZ) program which is
a designated area of land in which a business can receive a tax exemption related to eligible new
investment in real property improvements. Enterprise Zones allow the cities to negotiate
exemptions on new property tax from investment for up to seventy-five percent (75%) for up to
ten (10) years. Eligible businesses must invest in new building construction and/or
improvements to existing land and buildings. In addition, many Ohio cities offer low interest
government loans to support the acquisition of real estate and large equipment.
Special Improvement Districts
Special Improvement Districts (SIDs) address infrastructure, public service and public safety
issues for Downtown residents and workers. A SID is an area of land within which property
owners pay an additional tax or fee designated for specific services or improvements within the
district's boundaries.8 Property owned by government and churches is exempt unless
representatives of these properties request in writing to be included. 9 Owners of real property
within the proposed SID or within an existing qualified nonprofit corporation must petition the
legislative authority in order to create a SID. Creation is initiated in one of two ways: (1) owners
of at least 60 percent of the front footage (excluding church or government property) petition the
appropriate legislative authority, or (2) owners of at least 75 percent of the land area within the
proposed SID petition the appropriate legislative authority.10 The improvements and public
services described in the plan may range from lighting, signage, and parking lots, to holiday
lighting, landscaping, and snow removal, and they are financed via a special assessment (above
and beyond existing property taxes) collected by participating municipalities and townships.11
Every property owner in the SID (excluding government and churches, unless they request in
writing to participate) is assessed whether they signed the petition or not, and assessments can be
determined by overall square footage or by linear (front) footage.12
JobsOhio Revitalization Program
The JobsOhio Revitalization Program Loan and Grant Fund is designed to support the
acceleration of redeveloping sites in Ohio.13 Primary focus for the program is placed on projects
where the cost of the redevelopment and remediation is more than the value of the land and a site
cannot be competitively developed in the current marketplace.14 Priority will be placed on
projects that support near term job creation opportunities for Ohioans.15 Revitalization projects
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typically retain and/or create at least 20 jobs at a wage rate commensurate with the local
market.16 Priority will be given to job creation and retention projects within JobsOhio targeted
industry sectors, those making additional capital investment beyond remediation and
redevelopment and/or projects with wages higher than the average local wage rate.17 Eligible
applicants include businesses, non-profits or local governments where the entity committing the
jobs has signed an agreement such as a letter of intent, option, lease or holds title for the project
site and has a specific business plan, financing plan and schedule for redevelopment and job
creation to occur.18 Eligible sites include an abandoned or under-utilized contiguous property
where redevelopment for the immediate and primary purpose of job creation and retention are
challenged by significant redevelopment constraints.19 Eligible costs include: demolition;
environmental remediation; building renovation; asbestos and lead paint abatement; removal and
disposal of universal and construction waste; site preparation; infrastructure; and environmental
testing and lab fees; and remediation projects.20 For environmental remediation loans and grants,
a No Further Action letter issued by an Ohio Certified Professional is typically required for
projects where long-term engineering controls are necessary on the site.21 In certain
circumstances, JobsOhio may require a Covenant Not to Sue from the Ohio Environmental
Protection Agency, depending on the project and site characteristics.22
Tax Increment Financing
Tax Increment Financing (TIF) is an important public finance tool used for the development of
infrastructure in Downtowns across Ohio to finance public infrastructure improvements and, in
certain circumstances, residential rehabilitation.23 TIFs are implemented at the local level and
may be created by a township, municipality or county.24 Payments derived from the increased
assessed value of any improvement to real property beyond that amount are directed towards a
separate fund to finance the construction of public infrastructure defined within the TIF
legislation.25 A TIF may be comprised of specific parcels or an “Incentive District.”26 Counties,
cities or townships may create an Incentive District TIF as defined as (a) an aggregation of
individual parcels of real property comprising an area no larger than 300 contiguous acres and
(b) exhibits one or more characteristics of economic distress but may not include any parcel that
is currently included in a TIF27 The Service Payments collected through an Incentive District
TIF can be used to fund public infrastructure improvements anywhere within the district, even if
the public infrastructure does not directly benefit every parcel within the district that includes
public roads and highways, water and sewer lines, remediation, land acquisition, demolition, the
provision of gas, electric, and communications service facilities, and the enhancement of public
waterways. Service Payments generated from private improvements in an Incentive District TIF
may be used to fund residential housing renovation projects as long as the TIF includes a public
infrastructure component.28 For any municipality, township, or county with a population (based
on the most recent federal census) of 25,000 or more, an Incentive District TIF can be created
only if the value of real property located within all Incentive Districts, including the proposed
Incentive District, will not exceed 25% of the jurisdiction’s total real property valuation.
Downtown Community Investment Fund
A trend nationally, led by groups such as the Nebraska Community Foundation and its
Hometown Competitiveness Network, 29 that is also starting to take root in Ohio in communities
such as West Carrollton is a Community Investment Fund. A Community Investment Fund
combines capital from government, banks, foundations and individual investors. The Community
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Capital Fund in the Pioneer Valley of Western Massachusetts is a great example of a community
fund that combines resources from banks, individuals and foundations to fund agriculture and
food processing businesses. 30 A successful Community Investment Fund provides funding for
companies and development projects to stimulate growth and create jobs and wealth in a
community. A Community Investment Fund typically fills a gap that is not being met solely by
the private sector and is often a compliment to private sector funding. Alternative capital can
come from any number of sources; government resources including loans and grants, angel
investors, venture capital,

City Funding
Project
Eligibility

Bank
Funding

Types of
Financing

Foundations

Operational
Partnership

Investors
Advisory
Board

pre-seed funds, and community resources. Communities that understand this need and address
this need and devote resources to small businesses and entrepreneurs will win in the end by
creating more and sustainable jobs for its citizens.
State of Ohio Capital Budget Community Projects
In even numbered years, the Ohio General Assembly enacts a state of Ohio Capital Budget bill
that provides for state funding for agencies, universities, schools and community projects tied to
the arts and economic development. Capital budget community projects are often tied to the
redevelopment of historic structures in Ohio such as theaters, museums, office and university
buildings. Recently, the Ohio General Assembly enacted the FY 2017-18 state capital budget
bill, Senate Bill 310, and it included a wide range of community projects. SB 310 Highlights
include:
• $1.25 billion in Capital Bill Community Project requests;
• $156 million in Capital Bill Community Project awards compared to $166M last time;
• 358 Capital Bill Community Project awards compared to 280 last time; and
-12-

$608,000 average award in Capital Bill Community Projects compared to $346,000 last
time.
Arts and museum projects topped the list of winners in SB 310 and in the most recent prior state
capital bill.
•

Idle Property Tax Abatement Program
Ohio’s newly enacted Idle Property Tax Abatement Program is a new program that can support
Downtown redevelopment. The Ohio Idle Property Tax Abatement program is focused on predevelopment stage projects and it authorizes but does NOT require a municipal corporation,
township, or county to approve a property tax exemption for increases in the value of a parcel of
land while it is in the pre-development stage. The exemption applies to: “Newly Developable
Property”- a parcel that has not yet been, but will be, developed for commercial or industrial use;
and “Redevelopment Property”-parcel containing existing commercial or industrial property that
is no longer in use, but for which redevelopment is planned (aka “qualifying parcels“). Ohio’s
Idle Property Tax Abatement Program law determines that a parcel does not qualify if it will be
used, in whole or part, for residential purposes, is not transferable and it creates a six-year limit
for parcel tax abatement
Downtown Redevelopment Districts
Ohio municipal corporations can create downtown redevelopment districts (DRDs) and
innovation districts to promote rehab of historic buildings if a city has a certified historic
structure, creates a district as large as 10 contiguous acres around that historic structure and
develops a DRD economic development plan under recently enacted HB 233. Six steps exist to
redevelopment historic property using DRDs.
1. Historic Preservation Certification and Renovation Plan. The DRD process begins with
the identification of a certified historic structure or undertakes the process of gaining that historic
certification. DRD historic certification is accomplished through four different routes including
if a building is on the National Register of Historic Places, contributes to a National Register
Historic District, located in a National Park Service Certified Historic District or a Certified
Local Government Historic District. Historic preservation certification also requires an approved
renovation plan to keep historic building “historic.”
2. Complete a DRD and Innovation District Economic Development Plan. DRD districts
must have an economic development plan. A DRD economic development plan should identify
the redevelopment project costs including building, infrastructure and operations, financial
modeling of the parcels within 10 acres around the historic structure and review of other tax
credits, grants, loans and private contributions to address those costs, a site development plan
that considers the economic potential of the DRD through commercial, mixed use and research
market research, determines the DRD broadband service to see whether the DRD qualifies as an
Innovation District, and outlines that local government process and agreements needed to
formally create a DRD.
3. Adopt a DRD financial model. Next, the municipality must adopt a DRD financial model
addressing the building, infrastructure and operational costs through a tax exemption up to 70%
of the increased value of real property in the DRD providing the collection of service payments
in lieu of taxes from the property owners and voluntary redevelopment charges assessed to
property owners within the DRD- both of which may be levied without property owner approval.
The DRD may not be exclusively residential and last for 10 years or 30 years with school board
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approval. Additional funding for the DRD can be gained from federal and state historic
preservation and new market tax credits and state Capital Bill funding.
4. Build a DRD Innovation District. DRDs with a 100 gigabit broadband level or higher can
become an Innovation District. Innovation Districts can use DRD generated funds to give grants
and loans to high-tech companies. The Innovation District designation can ignite a tech-based
economic development project by providing the capital needed for early stage capital tech
companies.
5. Adopt the DRD District Ordinance, Public Hearing & File Annual Reports. DRDs are
created through a city ordinance describing the area included in the district, the number of years
the DRD will exist, the economic development plan, ID of the historic building (s) in the district,
potential designation of an innovation district within a DRD, establishment of a special fund for
the deposit and dispersal of service payments and voluntary redevelopment charges, and
acknowledgement that city must file an annual DRD report to the Ohio Development Services
Agency. Finally, the city must hold a public hearing on the proposed DRD ordinance and give
notice of the hearing to each property owner in the district.
6. Negotiate DRD Agreements with building owners, school board and other funders.
Following passage of a DRD ordinance, municipalities should enter into various agreements with
building owners, school board and other funders of the project. Examples of these agreements
include local government and school board revenue sharing agreements, development
agreements with DRD participants to outline funding terms of the public-private-partnership and
grant and loan agreements from other outside public and private sector funding sources.
Historic Preservation Tax Credits
Historic preservation is a critical step to redeveloping Downtown. State and federal Historic
Preservation Tax Credits offer an important source of funding for historic preservation projects.
The federal Historic Preservation Tax Credit proves a 20 percent tax credit for the rehab of
certified historic structures, 10 percent federal tax credit for non-historic structures. The state of
Ohio offers a 25 percent state tax credit for historic structures with a special $5M Ohio cap. The
program is applicable to financial institutions, foreign and domestic insurance premiums or
individual income taxes, and used against liability or refunded up to $3 million in one year. In
Ohio, the Historic Preservation Tax Credit application process begins with Historic Certification
and applications are accepted generally twice a year for a competitive award from the Ohio
Development Services Agency.
Federal New Market Tax Credits
Federal New Market Tax Credits provide a funding source for projects located in federally
designated low income areas. The Federal New Markets Tax Credit provides a 39 percent
Federal Tax Credit over seven years and $1 million Ohio Tax Credit paired with Federal Credit
for real estate investments in poor communities through complex transactions involving retail,
office and manufacturing projects. New Market Tax Credit projects involve the gaining of an
allocation of the federally awarded tax credit from an awardee of the credit. The challenge for
use of this program is the demand for projects far exceeds the availability of New Market Tax
Credits.
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Tourism/Arts
Tourism and the arts have a major economic impact. Natural amenities affect population growth
and natural amenities are often central to tourism. Regions with warmer climates, mountains and
beaches have been the growing areas in the United States for well over 50 years. The widespread
use of air conditioning solved the challenge of warm summers and large concentrations of
customers have been following the sun for decades. Tourism also benefits urban and rural
markets. Big cities are not the only location where tourism impacts the economy. New York
City, Chicago and San Francisco certainly have a substantial economy, built in part on a billiondollar convention and visitors program. However, rural economies with mountains, rivers and
beaches also have a larger number of jobs and wealth created based upon visitors spending freely
on vacation and second homes. These amenities act as “export” opportunities for land in rural
communities and promoting tourism and the arts for a Central Business District is a typical
Downtown redevelopment tactic.
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Athens DRD Economic Development Plan
The City of Athens, along with its economic development team at the Athens County Economic
Development Council, intends to use the DRD as a marketing tool to encourage further
development in the downtown. Like Community Reinvestment Areas and Tax Increment
Finance Districts, the DRD is an incentive for not only new capital investment but also job
growth. Unlike CRAs and TIFs, the DRD has the advantage of offering developers and building
owners upfront capital for the rehabilitation of their historic properties. This upfront capital
provided by the DRD, to be used directly in the rehabilitation of buildings is potentially of
greater value to a developer than a CRA due to the value of real property tax payments being
delivered in year one, in today’s dollars, rather than being delivered over a longer period, one
year at a time.

Athens DRD Plan Goal
• Revitalization of Athens through
• historic preservation financing
through a DRD
• a marketing campaign to existing and
new property owners and mutlipliers
The Downtown Redevelopment Districts are valuable for Athens due to the large number of
certified historic structures in the downtown area, the need for financing to redevelop these
historic structures and the ability of the DRD program to capture private sector property tax
growth for the redevelopment and rehab of the university’s certified historic structures that do
NOT pay property tax within the district. Downtown Athens, Ohio, with its historic nature, has
several prime opportunities for redevelopment tied to a DRD.
The City of Athens, like many Appalachian, rural towns in Ohio and across America is seeking
to preserve its history while also supporting businesses, jobs and commerce in town. The elected
officials and administration of Athens as well as the community and business leaders of Athens
views that the establishment of a DRD as mutually beneficially to the businesses, developers and
building owners operating today in the City, and to the residents of Athens. Growing businesses
in Athens along with new businesses that will spring up in the DRDs and the activity that ensues
in the area will provide jobs for Athens’ residents while also providing services that may not
otherwise be available in downtown Athens today. The primary goal of the Athens DRDs will
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be new capital investment. A secondary, but equally important goal is the creation of jobs in the
DRD.
The economic benefit to the DRD and the community is difficult to measure given the unknown
economic variables at its inception, but it is likely that the DRD could generate hundreds of
thousands of dollars over its life for use within the DRD. Additionally, the new jobs resulting
from the DRD will generate tens of thousands of dollars to the City of Athens through new
income tax.

DRD Revenue Generation

Building
Investment

Increase in
Building
Value

Increase in
Property Tax

70% new
Property Tax
to DRD

DRD Uses of
Funds

In order to implement the strategies in the economic development plan and encourage
development in the Athens DRDs, the primary purpose of the DRD will be to protect, renovate,
revitalize and redevelop the historic and non-historic structures located in Athens. The new
property tax generated in the DRDs resulting from new capital investment and the increase in
property values will be used to fund grants to these property owners to accomplish this purpose.
At its outset the City of Athens will have three DRDs:
1. The 234 Washington Street DRD
This DRD area starts at the West End Cider House, the historic anchor for the DRD. The
DRD contains the parcels bound by Byard St and West Union Street. The DRD is primarily
focused on the properties that are owned or leased by Ohio University. The potential for
DRD revenue is largely dependent upon the development that occurs on these properties. As
Ohio University considers developments of the Union Street Green, the relocation of the
Heritage College of Osteopathic Medicine and Engineering, as called for in its 2016 master
plan, the City and OU may consider how the DRD could be beneficial to the development.
Ohio University does not currently pay real estate property taxes on these properties and
likely will not moving forward. A key component of the DRD is the ability to establish
redevelopment charges on parcels in the DRD. The redevelopment charge works much like a
special assessment and runs with the property. In the case of this DRD, a redevelopment
charge could be implemented to help pay for more public infrastructure. The 234 Washington
Street DRD will contain the following properties identified in the map below. A full list of
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properties is available in Appendix B. This DRD has a current market value of $2,940,760
generating $120,161.03 in real estate taxes annually.

1
2

3
4

5

6

7
8

18
11 13

9 10

12 14

15

#

Owner

1

ZYMO ENTERPRISE LLC

2

ZYMO ENTERPRISE LLC

3

ZYMO ENTERPRISE LLC

4

ZYMO ENTERPRISE LLC

5

RADCLIFFE MAXINE R TRUST

6

BRANDEWIE RENTALS LLC

7

BRANDEWIE RENTALS LLC

8

P.M. MANAGEMENT LLC.

9

AULT JAMES LEE

10

AULT JAMES LEE

11

AULT JAMES LEE

12

AULT JAMES LEE

13

AULT JAMES LEE

14

AULT JAMES LEE

15

P.M. MANAGEMENT LLC.

16

NML INVESTMENTS LLC

17

OHIO UNIVERSITY

18

PHILIPS GUY C & LINDA C

16

17

234 WASHINGTON
STREET DRD

2. The Sheltering Arms DRD
The area begins at Court and Union Streets that are in the Athens Downtown Historic
District. The area includes the Right-of-Way on Union St going west. The DRD includes
the Ohio Health Urgent Care at 265 Union St that is owned by the Sheltering Arms
Foundation. The majority of the DRD’s parcels are located along West Union Street. The
Sheltering Arms DRD has a continuous boundary connected by the right-of-way of the
public streets. Development of this area will be driven in part by private development that
occurs as a result of the renovations of existing buildings and the construction of new
buildings on the OU Union Street Green. Continued renovations and expansion by Ohio
Health at O’Bleness Hospital and the surrounding properties will contribute to the DRD.
Potential private investment of $2,000,000 at the Athens Township Hall could yield revenues
of $40,000 annually into the Sheltering Arms DRD. Development of $10,000,000 in the
Sheltering Arms DRD would allow for DRD revenues of $200,000 on an annual basis to pay
for the renovation of historic and non-historic buildings in the DRD, public infrastructure,
and an innovation district to complement the Ohio University Innovation Center.
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The Sheltering Arms DRD will contain the following properties identified in the map below.
A full list of properties is available in Appendix B.
SHELTERING ARMS DRD

10 11 12 14
123
4

5 7 89

13

6
15
26
17 21 23

#

Owner

1

ARNOLD ROBERT N

2

ATHENS TWP MEETING HOUSE

3

BOARD OF TOWNSHIP TRUSTEES
ATHENS TOWNSHIP ATHENS CO

4

BOARD OF TRUSTEES ATHENS T
OWNSHIP ATHENS COUNTY OHIO

5

SEAMAN JOHN E & PENNY S

6

SEAMAN JOHN E & PENNY S

7

SEAMAN JOHN E & PENNY S

8

SEAMAN JOHN E

9

SEAMAN JOHN E

10

SEAMAN JOHN E & PENNY S

16
11

SEAMAN JOHN E & PENNY S

12

SEAMAN JOHN E & PENNY S

13

JOHNSON CRAIG A ET AL

14

JOHNSON CRAIG A ET AL

15

SHELTERING ARMS HOSPITAL
FOUNDATION INC

16

NML INVESTMENT LLC

17

NML INVESTMENT LLC

18

NML INVESTMENT LLC

19

NML INVESTMENT LLC

21

CHAPMAN GREGORY M & JANA M

25

24
22
18 19 20

22 MITCHELL & L'HEUREUX LLC
23 MITCHELL & L'HEUREUX LLC
24 Masonic Temple
25 PM Management LLC
26 Best of Court, LLC

20 CLUFF MARSHA

3. Athens Depot DRD
This area is anchored by the Athens Depot and contains parcels boarded by Union Street,
Station Street, Depot Street, and Roberts Street. The Athens Depot DRD has a continuous
boundary connected by the right-of-way of the public streets. Much like the 234 Washington
DRD, development in this DRD will largely be dependent upon the relocation and renovation
and construction of buildings to implement the Union Street Green master plan of 2016. The
Ohio University developments will likely not yield an increase in property taxes as the
university does not pay property taxes. The City of Athens could make use of the DRD tools
by implementing a redevelopment charge to pay for public infrastructure related to these
developments. The DRD redevelopment charge would allow Ohio University and the City of
Athens to partner in these public infrastructure improvements. This DRD has a current
market value of 1,942,870 generating $50.427.06 in real estate taxes annually. The Athens
Depot DRD will contain the following properties identified in the map below. A full list of
properties is available in Appendix B.
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ATHENS DEOPT DRD

6
1

2

3

4

5
7

11

8

12
13

9

14

10
15

#

Owner

1

THE PRESIDENT AND TRUSTEES
OF THE OHIO UNIVERSITY

2

STATE OF OHIO ET AL

3

PRESIDENT & BOARD OF
TRUSTEES OF OHIO UNIVERSITY

4

8

OHIO UNIVERSITY

9

OHIO UNIVERSITY

10

CITY OF ATHENS

11

BUSINESS ASSOCIATES LLC

THE PRESIDENT AND TRUSTEES
OF THE OHIO UNIVERISTY

12

CITY OF ATHENS

13

CITY OF ATHENS

PRESIDENT & BOARD OF
TRUSTEES OF OHIO UNIVERSITY

14

B&O C&O DEPOT LLC

6

PRESIDENT AND BOARD OF
TRUSTEES OF OHIO UNIVERSITY

15

BUSINESS ASSOCIATES LLC

16

CITY OF ATHENS

7

PRESIDENT AND BOARD OF
TRUSTEES OF OHIO UNIVERSITY

5

16

DRD Uses of Funds
In order to encourage development in the DRDs, the primary purpose of the DRDs will be to
incentivize developers and building owners to make capital investments in properties within the
DRDs. The new property tax generated in the DRDs resulting from new capital investment and
the increase in property values will be used to fund grants, loans, public infrastructure and
economic development organization funding.
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DRD Uses of Funds
• Grants to owners of historically designated buildings
for the rehabilitation of those buildings
• Loans to building owners for rehabilation of those
buildings
• Investment in public infrastructure
• Contributions to organizations within the DRD
charged with economic development of the DRD
Below is an illustration of the DRD revenue that can be generated in the DRD over the next 30
years at varying levels of investment:
Investment
$1,000,000.00

New Assessed Value
$350,000.00

New Taxes
$18,509.34

DRD Increment over 30 years
$555,280.28

$2,000,000.00

$700,000.00

$37,018.69

$1,110,560.56

$5,000,000.00

$1,750,000.00

$92,546.71

$2,776,401.39

$10,000,000.00

$3,500,000.00

$185,093.43

$5,552,802.78

Funding for both the Athens DRDs properties and Athens County social service and Athens City
Schools that gain funding from the property tax would be substantial through the creation of the
Athens DRDs. 30% of the property tax gain, as required by the Ohio Revised Code, would flow
to those entities that benefit from the current property tax.
DRD Redevelopment Charge: In an effort to beautify the Downtown Athens area and bring a
cohesiveness to the parcel owners and business owners in the DRD, the City of Athens may enter
into agreements with parcel owners to collect voluntary redevelopment charges to cover all or
part of the cost of services, facilities, and improvements provided within the district.
The prioritization and use of DRD service payments and how they are utilized in the DRD is
outlined below: The Athens DRDs offers Athens an opportunity to attract additional retail and
service businesses as well as high-wage white collar jobs and residential through the continued
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investment in an economic development magnet—redevelopment of The Union Street Area. The
prioritization of revenues in the Athens DRDs will be to allow parcel owners to rehabilitate their
buildings to attract residential, office, and retail.
Athens DRDs Economic Development Plan Action Steps
The Athens DRDs will not be an economic success without support and coordination from
business and community leaders and elected officials in The City of Athens and Athens County.
Specific action steps should be taken to ensure the success of the DRD.
Athens DRD Action Step #1: Create a Downtown Redevelopment District to spur growth
on Athens historic Union Street.
Athens should create 3 DRD districts focused on redeveloping their historic Union Street area.
The first step to redeveloping Athens through a DRD is to establish the Athens DRD Operating
Committee. This committee should:
• On a regular basis meet with property owners and business owners in the DRD to
determine what issues they face and how the DRD Operating Committee, City of Athens
and Athens County Economic Development Council can assist them.
• Market the DRD to property owners within the DRD as well as to developers and
business owners outside of Athens.
• Work with the City of Athens to determine the infrastructure improvements that need to
be made in and along Union Street to enhance Athens.
• Survey property owners to determine their interest in enacting a redevelopment charge
within the DRD.
• Report annually to the Athens City Council on the progress of the DRD.
Upon establishment of the Athens DRDs the City will also form the Athens DRD Operating
Committee.
The Athens DRD Operating Committee will consist of the City Manager, City Auditor, a
representative from a local bank, Executive Director of the Athens County Economic Development
Council, and a minimum of two DRD district property-owner members appointed by the
Committee.
The Athens DRD Operating Committee will have the following duties:
• examine the revenues generated in the DRD and make recommendations to the City
Council for the use of the DRD revenues
• make recommendations to the City Council on the rates, terms, job, and capital
investment requirements of grants and loans to owners of historic buildings in the
DRDs
• negotiate rates and terms of grants and loans with owners of historic buildings in the
DRDs
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•
•
•
•
•
•

make recommendations to the City Auditor if bonds should be issued to fund DRD
projects- the uses of DRD service payments must fall within the plan for use of
service payments described above.
meet at least twice a year to review DRD development, loan and grant agreements
with owners of historic buildings in the DRD
review the progress of the DRDs and report to the Athens City Council on the
effectiveness of the DRDs
make recommendations to the Athens City Council about DRD Development, Grant,
and Loan Agreements
market the value of the DRDs and their incentives to building owners and developers
in the DRDs and those that wish to come into the DRDs
work with property owners to collect voluntary redevelopment charges in the DRDs

The Athens DRD Operating Committee will disband when the DRD ceases to exist.
Athens DRD Action Step #2: Undertake a marketing campaign with existing property
owners, and new, prospective property owners about the benefits of locating in the DRD.
The success of the DRDs will be largely dependent upon the ability of property owners in the
DRD as well as prospective buyers of property in the DRD to make new investments in the DRD
property. The DRDs gives owners of property the ability to recoup a percentage of new property
tax created by new capital investment. This gives building owners a potential reduction in the
amount of equity they have to put into a project, and a potential reduction in the amount of debt
they have to secure from a financial instruction for the capital investment. In many cases project
equity is the most expensive source of capital in a building development project. Financing from
a bank or other financial institution, depending on the rate and term, can be expensive, but more
importantly is hard to come by in today’s current capital environment.
Athens is in a unique situation amongst other rural Appalachian towns, it has a steady flow of
university students, faculty and staff that needs places to live, eat and play. According to the
Urban Land Institute 31 nearly $8 billion was invested around the country in 2017 in student
housing and $9.8 billion was invested in 2016. The trend for housing may slow, but it is now
going to stop as the market normalizes. Places like Ohio University, who has yet to see a large
influx of new off-campus housing is ripe for newer housing options for its students.
The inception of the DRDs should send a signal to the marketplace that Athens is prepared to
new development that will enhance the quality of life for its residents and its students. The City
of Athens along with its economic development agency, the Athens Economic Development
Council, should launch a marketing campaigned aimed at the following segments:
1. Existing property owners: The City and ACEDC should meet with the owners of each
parcel in the DRD to explain to them the benefits of the DRD should they chose to
make a capital investment in their property. It is likely that these building owners
have considered investment into their property but have not done so due to lack of
incentive to make the investment. The City and ACEDC should enter into
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development agreements with these existing owners to provide the DRD incentive to
make the needed capital investment in their property.
2. New, prospective building owners: The City and ACEDC, along with Ohio
University should research developers in the tristate area that are familiar with and
have constructed commercial, residential, and mixed-use facilities in university
towns. With that research, the City, ACEDC and OU should approach those
developers and invite them to Athens to discuss investing in Athens using the DRD.
The City, ACEDC and OU should send letters to these developers, email these
developers and call the developers to schedule one-on-one sessions in Athens with the
developers. The City, ACEDC and OU should engage with the National Association
of Industrial and Office Properties (NAIOP), International Council of Shopping
Centers (ICSC), the Society of Industrial and Office Realtors (SIOR), and the
National Apartment Association (NAA). Each of these has a regional chapter located
in Ohio, Pennsylvania and West Virginia. They host networking meetings and
receptions on a regular basis. In most cases, the City, ACEDC and OU could attend
these meetings and receptions without becoming a member of the association; merely
paying the cost of attending the event. In each case these organizations bring together
industry leaders and developers of commercial, residential and mixed-use facilities.
3. Multipliers: There are numerous attorneys, architects, accountants and engineering
firms in Athens and in the tristate area that have relationships with building owners,
investors and developers that may have an interest in developing properties in the
DRDs. The City and ACEDC should compile a list of these professionals and reach
out to them through letters, emails and phone calls. The City and ACEDC should
invite these professionals to Athens to learn about the City, OU and the DRDs. The
City and ACEDC should also visit the largest cities in the tristate area to meet with
the professionals in their offices to discuss the City, OU and the DRDs.
Athens DRDs Economic Development Plan Conclusions
The success of the DRDs in Athens will be dependent upon a multi-pronged strategy that will
bring together public and private resources to attract new capital and to create and sustain jobs in
the community. The Community will need to rally behind the development of the DRDs to
harness the talent and capital of the community and follow through on the actions laid out in the
economic development plan. If developments occur as planned along Union Street, there is the
potential for millions of dollars in DRD revenue. This development will only be possible
through the leadership and hard work of the community’s elected officials, business leaders and
community leaders.
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Appendix A
Definition of Economic Indicators
Gross Domestic Product (GDP) is the value of the goods and services produced by the nation’s
economy less the value of the goods and services used up in production and is equal to the sum
of personal consumption expenditures, gross private domestic investment, net exports of goods
and services, and government consumption expenditures and gross investment.
Consumer Price Index (CPI) is a measure of the average change in prices over time in a fixed
market basket of goods and services based on prices of food, clothing, shelter, and fuels,
transportation fares, charges for doctors' and dentists' services, drugs, and the other goods and
services that people buy for day-to-day living collected each month in 87 urban areas across the
country from about 6,000 housing units and approximately 24,000 retail establishments-department stores, supermarkets, hospitals, filling stations, and other types of stores and service
establishments including all taxes directly associated with the purchase and use of items are
included in the index.
Industry Cluster is a regional concentration of related industries in a particular location
consisting of companies, suppliers, and service providers, as well as government agencies and
other institutions that provide specialized training and education, information, research, and
technical support enhance productivity and spur innovation by bringing together technology,
information, specialized talent, competing companies, academic institution, and other
organizations with close proximity, and the accompanying tight linkages, yield better market
insights, more refined researches agendas, larger pools of specialized talent, and faster
deployment of new knowledge.
Nonfarm business sector is a subset of the domestic economy and excludes the economic
activities of the following: general government, private households, nonprofit organizations
serving individuals, and farms that accounts for about 77 percent of the value of the GDP in
2000.
Personal Income is the income that persons receive in return for their provision of labor, land,
and capital used in current production, plus current transfer receipts less contributions for
government social insurance (domestic), personal income arising from current production
consists of compensation of employees, proprietors’ income with inventory valuation adjustment
and capital consumption adjustment (CCAdj), rental income of persons with CCAdj, and
personal income receipts on assets (personal interest income and personal dividend income).
Unemployment Rate is measured by the Bureau of Labor Statistics (BLS) of the U.S.
Department of Labor is a measure of those Americans who are employed with jobs and those
that are unemployed based upon those that have applied for federal government unemployment
insurance and based upon a monthly survey called the Current Population Survey (CPS) to
measure the extent of unemployment in the country.
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Appendix B
Athens DRDs Parcel Listings
234 Washington Street DRD Parcels
Parcel
Owner

PropertyAddress

A027280000600 RADCLIFFE MAXINE R TRUST 21 SHAFER ST

Acres
0.9

A027290001900 OHIO UNIVERSITY

190 UNION

3.52

A027290001902 NML INVESTMENTS LLC

190 UNION ST

3.53

A027330000601 P.M. MANAGEMENT LLC.

234 WASHINGTON ST

0.12

A027330000700 PHILIPS GUY C & LINDA C

226 WASHINGTON ST
219 WASHINGTON ST

0 WASHINGTON ST
227 WASHINGTON ST
227 WASHINGTON ST
227 WASHINGTON ST
227 WASHINGTON ST

0.04
0.11
0.03
0.09
0.03
0.06
0.02

A027290004700 P.M. MANAGEMENT LLC.

203 WASHINGTON ST

0.11

A027280000500 BRANDEWIE RENTALS LLC

7 SHAFER ST

0.18

BRANDEWIE RENTALS LLC
ZYMO ENTERPRISE LLC
ZYMO ENTERPRISE LLC
ZYMO ENTERPRISE LLC
ZYMO ENTERPRISE LLC

5 SHAFER ST
0 SHAFER ST
0 SHAFER ST
237 STATE
0 STATE

0.35
0.1
0.11
0.22
0.17
9.69

A027290005100
A027290005200
A027290005300
A027290005400
A027290005500
A027290005600

A027280000502
A027280000503
A027280000504
A027280000700
A027280000800

AULT JAMES LEE

AULT JAMES LEE
AULT JAMES LEE
AULT JAMES LEE
AULT JAMES LEE
AULT JAMES LEE
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Sheltering Arms DRD Parcels

Parcel
A027250002200
A027250002500
A027250002700
A027250003000
A027250003100
A027250003400
A027250003500
A027250003600
A027250003900
A027250004000
A027250004100
A027250004200
A027250004300
A027250004400
A027250004500
A027080002800
A027080002700
A027050001400
A027050001500
A027050001600
A027050001300
A027050001700
A027050001800
A027050001900
A027050002000
A027050002100

Owner
SHELTERING ARMS HOSPITAL
FOUNDATION INC
JOHNSON CRAIG A ET AL
JOHNSON CRAIG A ET AL
SEAMAN JOHN E & PENNY S
SEAMAN JOHN E & PENNY S
SEAMAN JOHN E & PENNY S
SEAMAN JOHN E
SEAMAN JOHN E
SEAMAN JOHN E & PENNY S
SEAMAN JOHN E & PENNY S
SEAMAN JOHN E & PENNY S
BOARD OF TRUSTEES ATHENS T
OWNSHIP ATHENS COUNTY OHIO
BOARD OF TOWNSHIP TRUSTEES
ATHENS TOWNSHIP ATHENS CO
ATHENS TWP MEETING HOUSE
ARNOLD ROBERT N
PM Management LLC
Best of Court, LLC
Masonic Temple
MITCHELL & L'HEUREUX LLC
MITCHELL & L'HEUREUX LLC
CLUFF MARSHA
CHAPMAN GREGORY M & JANA M
NML INVESTMENT LLC
NML INVESTMENT LLC
NML INVESTMENT LLC
NML INVESTMENT LLC
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PropertyAddress

Acres

265 UNION ST
275 UNION ST
275 UNION ST
295 UNION ST
297 UNION ST
299 UNION ST
0 UNION ST
0 UNION ST
305 UNION ST
0 UNION ST
307 UNION ST

4.65
0.15
0.31
0.16
0.16
0.16
0.17
0.15
0.59
0.47
0.11

313 UNION ST

1.19

0 UNION ST
313 UNION ST
315 UNION ST
49 Court St
10 Union St
63 Court St
11 Union St
11 Union St
67 COURT ST
15 UNION ST
0 UNION ST
21 UNION ST
0 CONGRESS
0 UNION ST & CONGRESS

0.16
0.16
0.24
0.06
0.07
0.19
0.02
0.04
0.06
0.04
0.15
0.1
0.03
0.09
9.68

Athens Depot DRD Parcels
Parcel
Owner

PropertyAddress Acres

A027240001600 CITY OF ATHENS

0 UNION ST

0.39

A027240001700 CITY OF ATHENS

0 UNION ST

0.29

A027240001701 BUSINESS ASSOCIATES LLC

0 DEPOT ST

0.32

A027240001702 BUSINESS ASSOCIATES LLC

4 DEPOT ST

0.78

A027240001900 OHIO UNIVERSITY

0 UNION ST

2.17

A027240002100 OHIO UNIVERSITY

0 UNION ST

0.65

A027240002204 CITY OF ATHENS

0 DEPOT ST

0.77

A027240002205 CITY OF ATHENS

23 STATION ST

1.71

A027240009500 B&O C&O DEPOT LLC
PRESIDENT AND BOARD OF TRUSTEES
A027240005500 OF OHIO UNIVERSITY

123 UNION ST

1.03

9 FACTORY ST

0.11

PRESIDENT AND BOARD OF TRUSTEES
A027240005600 OF OHIO UNIVERSITY

183 UNION ST

0.06

THE PRESIDENT AND TRUSTEES OF THE
A027240005700 OHIO UNIVERISTY

185 UNION ST

0.17

PRESIDENT & BOARD OF TRUSTEES OF
A027240005800 OHIO UNIVERSITY

189 UNION ST

0.17

PRESIDENT & BOARD OF TRUSTEES OF
A027240005900 OHIO UNIVERSITY

195 UNION ST

0.17

197 UNION ST

0.17

203 UNION ST

0.17
9.13

A027240006000 STATE OF OHIO ET AL
THE PRESIDENT AND TRUSTEES OF THE
A027240006100 OHIO UNIVERSITY
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