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Introduction

The Village of Morrow, Ohio has evolved from a bustling, railway-oriented town to a quaint and 

secluded rural community.  The end of the United Parcel Service’s (UPS) tenure in Morrow result-

ed in a lack of economic opportunities for the village.  Therefore, Morrow has experienced a loss 

in population, and therefore disinvestment over the last few decades.   

To fully understand the impact of the disinvestment in Morrow, a brief historical overview and 

demographic study is necessary.  This chapter includes two sections: History and Demograph-

ics.  Within the Demographics section is an analysis of the following topics: Population, Housing, 

Race, Employment, Income, Education, and Proximity to Relevant Places. Sources of informa-

tion were gathered from the United States Census (1970, 1990, 2000, and 2010), the American 

Community Survey—Five-Year Selected Economic Characteristics (2007-2011), Onboard Infor-

matics, and Social Explorer.  In order to understand the overall effect of UPS exiting Morrow, se-

lected information is compared between the 1970 and 2010 Census. This information provides 

a snapshot of the current social and economic trends in Morrow, and assists with constructing 

recommendations and objectives for the future.
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Problem Statement, Background and Research Method

This studio focuses on the Village of Morrow, which represents a prototypical small American com-

munity located in Warren County, Ohio.  A once hustling and bustling small community thanks to its 

transportation advantages, Morrow has been regressing steadily for over two decades.  The en-

demic economic and physical decline characterizing small town America also hovers around Morrow.  

Population loss, shrinking local businesses and an ever smaller economic base, etc. represent the 

attributes symptomatic of most “shrinking cities.”  What seems somewhat paradoxical is that the 

number of shrinking cities is increasing parallel to the increase of the world population.  

The “shrinking cities” syndrome (Adhya, 2013; Bowns, 2013) is not just an American, but also a global 

phenomenon.  Shrinking cities have been around since the post – WWII era.  The old manufacturing 

cities such as Detroit, Michigan or Gary, Indiana exemplify the so-called “rust-belt” cities, remnants 

of a shift from industrial to post-industrial development strategies in the U.S.  A more widely rec-

ognized and prevalent aspect of this shift marks the approach toward global economic restructur-

ing.  The rise of China as a new economic giant and the transformation of the U.S. and Japan from 

industrial to knowledge-based economies represent this shift.  Closure of industrial plants, the rise 

of brownfields in the U.S., Europe and Japan, shrinking neighborhoods and declining cities epitomize 

such urban transformations.  Policies to curb decline also vary widely ranging from culturally-based 

initiatives and community design projects to creative partnerships (locally and regionally).  Research 

has identified some of the factors affecting small town shrinkage (i.e., deindustrialization, depopula-

tion, globalization and suburbanization).  

These studies contend that to curb local decline, local and regional collaborations are imperative, and 

they pay attention to place-based development and community participation theory.  Such strate-

gies highlight walkability and Main Street revitalization projects as important measures to curb small 

city decline.  Yet, other studies focus on governance, as any successful stabilizing strategy must 
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involve empowerment, capacity building and community participation to ensure sustainable devel-

opment.  Obviously, the massive exodus of people from cities cannot be solely examined within the 

local context and should be studied against the larger regional, national or even global backdrops.  

However, the literature on shrinking cities now shows more nuances as to why smaller cities get 

smaller.  

What follows outlines these nuances.  Scale and policy represent more interesting and dynamic 

aspects of these types of cities.  Shrinking cities have been actively pursuing policies to reverse the 

negative growth trends in many ways.  Youngstown, Ohio and Flint, Michigan represent two suc-

cessful examples of implementing policies to curb or revers shrinkage.  Indeed, these cities have 

moved away from destabilized, shrinking or declining economies to sustainable development.  Re-

garding scale, population loss or shrinkage is not just endemic to small towns.  Detroit, Michigan and 

Cypress are examples of the role of scale in the shrinking city phenomenon.  Both cities represent 

loss or decline at metro scales.  Exodus can happen both at inter- and intra-regional scales.  While 

Morrow represents hundreds of other languishing small communities, taking stock of its natural and 

man-made resources and assets constitutes the first step towards crafting a sustainable vibrant 

future for its current and future inhabitants.  To this end, this capstone class explored a number of 

development strategies for Morrow in two phases, Phase I: Data Collection and Analysis and Phase II: 

Scenario Building.

Phase I involved taking an inventory of Morrow’s existing conditions.  Obviously, planning any future 

scenarios for Morrow requires an understanding of its potentials and limitations.  But more specifi-

cally, this stage focused on understanding its “supporting systems” (Coyle, 2011).  Support systems 

typically include: transportation, energy, natural environment, water and solid waste management, and 

economic and physical systems.  Any sustainable community needs vibrant support systems for its 

daily functioning.  Without an efficient multi-modal (auto and pedestrian friendly) transportation sys-

tem, a healthy natural environment, or a vital economy, and so forth, planning for sustainable com-

munities does not make much sense.  The challenges that climate change, population growth, and 

depletion of natural resources pose still loom large even though the technological marvels of our 
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times seem more promising than ever before.  Any viable shared destiny of humanity as a whole 

depends on planning livable cities.  The first step in the right direction, therefore, can be taken only 

when and if these support systems are identified and capitalized upon.

During the first phase of this exploration, the students were divided into six specific groups, each 

of which was responsible for collecting information on one of the above-mentioned themes.  The 

students collected information from various sources in local and county government.  In addi-

tion to the information collected from secondary sources, the students carried out fieldwork as 

they saw fit.  The analysis of this information provided them with an initial familiarity on Morrow’s 

chronic problems as well as its potential.  The final part of Phase I consisted of a SWOT analysis.  

SWOT stands for a systematic understanding of the strengths, weaknesses, opportunities and 

threats perceived by the community.  A well-attended public gathering hosted by the Village of 

Morrow made it possible for the students to interact with a cross-section of the community.  The 

main purpose of this gathering was for the students to come into close contact with residents 

and see first hand what they thought about their own community.  Particular emphasis was placed 

on questions regarding the six themes outlined as the support systems.  This phase provided the 

students with invaluable information for the next phase of the work.

Based on the analysis of the information collected in Phase II of this project, and from fieldwork, 

three main themes emerged, which were location specific and constituted the three overarching 

areas, which, in many ways, captured and reflected the residents’ comments during the SWOT 

analysis.  The method adopted by the group relied on a pragmatic approach drawing heavily from 

what the cross-section of the community considered either problematic or promising for the 

future.

The Main Street of Morrow was one of these key problematic areas, which simultaneously showed 

a great deal of promise for vitality and sustainability.  For the majority of the population, Morrow’s 

Main Street symbolized its identity.  The stores along the Main Street created a critical mass of 

tightly knit walkable businesses.  The problem was that many of these businesses were strug-
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gling to make ends meet, or had become vacant over time.  The steady decline over two decades 

of these businesses was the reminder of James Q. Wilson’s famous (1982) broken-windows syn-

drome, which noted that vacant, languishing businesses were akin to a chain reaction or to a vicious 

cycle of further suffering and decline.  This theory or syndrome implies that situations like this can 

make matters only worse, and that once businesses are trapped in a cycle of decline, further decline 

spreads.

The second problematic area, which emerged from the SWOT analysis, was the PUD or the planned 

unit development.  This rather big, partially developed chunk of land, which had a central location not 

too far from the Main Street, contained perhaps one of the key areas of the village with significant 

vegetation cover.  This partial development contained new and large lot housing stock.  However, 

for many reasons, the entire PUD had not been developed, although zoned for it.  The students paid 

special attention to this piece of land and made efforts to come up with an alternative development 

strategy for it while preserving the remainder of it as a green field.  

The third and final problem area was a strip mall known as the Plaza.  This was also a rather large 

existing building, which shows signs of chronic decline and decay, posing a realistic problem symp-

tomatic of many towns across the country.  A group of students focused on the retrofit or partial 

adaptive reuse of this building.  As symptomatic of typical shrinking cities, the adaptive reuse or 

redevelopment of existing building stock has gained popularity as an effective strategy for sustain-

able development over the last few decades.  These students focused their efforts on redevelop-

ing the Plaza as a new Innovation Center, a think-tank for engaging in state-of-the art technological 

solutions to future problems. 

Following careful fieldwork, each group responsible for one of the three projects looked at their 

designated areas as well as their surrounding contexts and relevant case studies.  Following care-

ful analysis, they proposed alternative scenarios, which among other things, incorporated useful 

information from Phase I.  That is, the lessons learned and applicable to sustainable planning for each 

focused area were identified and highlighted in site-specific Phase II. 
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The outcomes of the first and second stages of this project, ultimately, provided grounds for 

outlining and conceptualizing realistic and feasible strategies to a sustainable and promising future 

for Morrow.  To ensure cohesion, the students took into consideration the applicability of the six 

themes (the physical environment, the natural environment, water and solid waste management, 

transportation, energy, economy), they had examined separately in stage one.  What distinguished 

this approach from other problem-solving approaches to planning was to develop sensitivity to 

solutions with ultimately tangible sustainable outcomes to the community.  As such, the idea was to 

encourage students to not only propose physical designs, but to hone their skills in assessing their 

positive impacts on one or more of the six above-mentioned sustainability indicators or criteria.

History

The Village of Morrow became an incorporated village in 1845 and is located in Salem Township.  

The Village was named for Jeremiah Morrow, who was the governor of Ohio from 1822 to 1825 and 

served as Ohio’s first congressional representative.  Also in 1845, the Little Miami Railroad Company 

completed its rail line through Morrow, where William H. Clements, George Kech and Clark Williams 

laid out the first forty-nine lots for the Village.  Morrow then became the president of the Little 

Miami Railroad and played a large part in its development and growth (Warren County Historical Soci-

ety).

As the railroad became more important to the Village and the region, businesses started to grow in 

and around Morrow, and another rail line, from Cincinnati to Zanesville, was built.  Then, “by the 1860’s 

the village had become a major transfer point between three types of transportation: river, highway, 

and railway” (1979 Village of Morrow Comprehensive Plan).  The growth of the city continued until 

the 1940s, when the decline of the rail system hit the area. “Morrow enjoyed passenger service for 

the last time in 1948, when the old Number 222 was retired from service on the Pennsylvania Line” 

(1979 Village of Morrow Comprehensive Plan). 
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In 1959, a severe flood hit The Village of Morrow (1979 Village of Morrow Comprehensive Plan), 
which was just one of a series of floods in just a few years. With the loss of the railroad and the 
floods, the historic business district of Morrow deteriorated and suffered from disinvestment.  
Then, as the highway system became the largest form of transportation, Main Street became for-
gotten.  

Outside of The Village of Morrow, in 1969 Ken Schuchter planted the first 20 with grapes that 

would soon become Valley Vineyards, a winery that is still there today (www.valleyvineyards.com).  

In 1984, the railroad going through Morrow was turned into the beginnings of the Little Miami Scenic 

Bike Trail.  The first section that was built started in Loveland and went to Morrow, and extended 

13.5 miles.  This bike trail is now the longest trail in Ohio and, as Figure 1 show, extends 62 miles 

from Cincinnati past Dayton (OKI, 1999). Both Valley Vineyards and the Little Miami Scenic Bike Trail 

have helped to bring visitors into and around the Morrow area.  

The Village of Morrow is in Little Miami School District, and by 2009 a new high school, intermedi-

ate school, and junior high school were built and are located right outside of the Village (Figure 2). 

The Woodlands at Morrow is the newest development in Morrow, where Nathaniel Development 

bought 156 acres to build homes.  Located within the village, this new development is still in the 

beginning phases and only has a small portion of the lots filled so far. 
Fig. 1: Little Miami Scenic Bike Trail Source: www.traillink.com.

Fig. 2: Location Map of Morrow, OH

Source: www.googlemaps.com.

Source(s): Social Explorer Tables (SE), Census 2010, Census 
Bureau; Social Explorer.  Census 1990, 1990 Census of Popu-
lation and Housing--Ohio, Table 8. Population and Housing 
Units, 1970 to 1990; Area Measurements and Density
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Population; 
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Population; 
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Year 

Morrow Village Total Population (1970-2010) 

Population

Total Population
The population of Morrow has decreased by approximately 20 percent since UPS exited the Village 

of Morrow following the 1970 Census.  Currently, 1,188 residents inhabit Morrow, and this is almost an 

eight percent population loss since the 2000 Census. 

Population by Gender and Age (2010)
The figure below depicts the population of Morrow by gender and age.  The largest age cohort for 

both male and female populations is the age (45-54) cohort.  Similarly, the cohorts of ages (35-44) 

and (25-34) encompass approximately 28 percent of the total population. After age cohort (55-64), 

female populations outnumber males, and is likely attributable to life expectancy.  Additionally, the 

youngest cohorts (5-9) and Under 5 years make up roughly 15 percent of Morrow’s total population.  

Therefore, the majority of Morrow’s existing population is of adult age.  In the future, Morrow will need 

to address the needs of this aging population, and provide services and amenities for both adults in 

their child-bearing years and adults moving into their senior stage.  

Fig. 3: Morrow Village Total Population (1970 0 2010)

Source(s): Social Explorer Tables (SE), Census 2010, Census 
Bureau; Social Explorer.  Census 1990, 1990 Census of Popu-
lation and Housing--Ohio, Table 8. Population and Housing 
Units, 1970 to 1990; Area Measurements and Density

	  
Percent	  

A
ge
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Population: Morrow Village 

Female	  

Male	  

Fig. 4: Population: Morrow Village

Source(s): Social Explorer Tables (SE), Census 2010, Census Bureau; 

Social Explorer.
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Race

Morrow is predominantly homogenous with about 97 percent of its residents identifying them-

selves as white.  All other races include: Black or African American alone, American Indian and Alaska 

Native alone, Asian alone, Native Hawaiian and Other Pacific Islander alone and Some Other Race 

alone. Each of these subsequent racial groups individually makes up less than 10 residents of Mor-

row, and account for less than one percent of the total population. 

Housing

Total Housing Stock
Between 1970 and 2010, the total housing stock in Morrow has grown to 522 total units.  Housing 

units have grown roughly 25 percent since 1970.  The five percent growth between the 2000 and 

2010 Census is likely attributable to the planned unit development by Potterhill Homes known as 

the Woodlands of Morrow. 

Housing Occupancy
Morrow Village exhibits a high occupancy rate, 87%, (the 2010 Census), which shows an almost 6% 

decrease from the 2000 rates.  With only a 5% growth of the total housing stock occurring be-

tween 2000 and 2010, the decline in occupancy rate can be attributable to an aging housing stock 

that is not maintained.  Deferred maintenance and decreased occupancy are compounded by the 

impact of the most recent housing crisis.  A foreclosure rate of 5.2 percent currently exists in Mor-

	  

Series1;	  White	  alone;	  
96.60%;	  97%	  

Racial	  Distribu-on:	  Morrow	  Village	  (2010)	  

White	  alone	  

Black	  or	  African	  American	  alone	  

American	  Indian	  and	  Alaska	  Na?ve	  alone	  

Asian	  alone	  

Na?ve	  Hawaiian	  and	  Other	  Pacific	  
Islander	  alone	  

Some	  Other	  Race	  alone	  

Two	  or	  More	  Races	  

Fig. 5: Racial Distribution: Morrow Village (2010)

Source: Social Explorer Tables (SE), Census 2010, Census Bureau; 

Social Explorer.

	  

Housing	  Units;	  
2010;	  522	  

Housing	  Units;	  
2000;	  498	  

Housing	  Units;	  
1990;	  416	  

Housing	  Units;	  
1980;	  399	  

Housing	  Units;	  
1970;	  417	  

Housing	  Units	  

Ye
ar
	  

Morrow	  Village	  Housing	  Stock	  
(1970-‐2010)	  

Fig. 6: Morrow Village Housing Stock (1970 – 2010)

Source: Social Explorer Tables (SE), Census 2010, Census Bureau; 

Social Explorer.
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2000; 462 

Occupied; 
2010; 455 

Vacant; 2000; 
36 
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67 

H
ou

si
ng

 U
ni

ts
 

Year 

Occupied 

Vacant 

	  

Series1 
Occupied 

455 
87% 

Series1 
Vacant 

67 
13% 

Occupied 

Vacant 

Fig. 7: Housing Occupancy: Morrow Village (2010)

Source: Social Explorer Tables (SE), Census 2010, Census Bureau; 

Social Explorer.

Fig. 8: Housing Occupancy: Morrow Village (2000 – 2010) Fig. 9: Foreclosure Rate: Area Comparison

Source: Social Explorer Tables (SE), Census 2000-2010, Census 

Bureau; Social Explorer.

Source: U.S. Department of Housing and Urban Development. (2013, Febru-
ary 22). State Data Sets: NSP Data Files. Retrieved February 22, 2013, from 
HUD.GOV: http://www.huduser.org/portal/datasets/nsp/nsp_fc_o-t.html.

row, and is higher than the rate of foreclosure in Warren County 

(3.9%).  Foreclosure can exacerbate an aging housing stock, and is 

an issue that also needs to be addressed within Morrow.  

Housing Tenure and Household Type
The Village of Morrow is nearly equally divided between owners 

and renters, with ownership rates slightly higher at 57 percent.  

Housing tenure has not changed between the 2000 and 2010 

Census levels, which may indicate that the foreclosure crisis may 

not have significantly impacted Morrow, or was balanced by the 

planned unit development.  
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Households by Tenure 

Year
Total 

Units
Year

Total 

Units

Total 2000 462 2010 455

Owner Occupied 265
57%

261 57%

Renter Occupied 197 43% 194 43%

Fig. 10: Households by Tenure

Fig. 11: Housing Tenure: Morrow Village (2010)

Source: Social Explorer Tables (SE), Census 2010, Census Bureau; 
Social Explorer.

Source: Social Explorer Tables (SE), Census 
2010, Census Bureau; Social Explorer.

The average household size in Morrow is 2.53, and the majority of households are families account-

ing for 65.5% of the total.  Additionally, slightly over half of family households have children—and 36 

percent of all households in Morrow have children.  Additionally, about 30% of households in Morrow 

are single-person households, and the remaining households include a mix of non-family households 

such as multigenerational, unmarried partner, male-female, and same-sex occupants.  The distribu-

tion of households throughout Morrow indicates that there is a substantial amount of families, and 

especially families with children that should be acknowledged.  Additionally, the variety of non-family 

and single-person households shows the diversity of housing in Morrow.  

Employment

Occupational Breakdown of Employed Morrow Residents
A total of 630 residents of Morrow ages 16 and over are employed. Manufacturing and Retail Trade 

jobs make up the majority of occupations of Morrow residents at 28%.  Further, Health Care and 

Social Assistance occupations account for 11% of jobs.   The remaining occupations that make up 

the top industry sectors of employment include: Accommodation and Food Services and Profes-

sional, Scientific, and Technical Services.  This occupational breakdown provides a quick snapshot 

of industry clusters that serve Morrow’s employed population. 

	  

Series1 
Owner 

Occupied 
261 
57% 

Series1 
Renter 

Occupied 
194 
43% 

Housing Tenure: Morrow Village (2010) 

Owner Occupied Renter Occupied 
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74	  
12%	  

72	  
11%	  

99	  
16%	  

64	  
10%	  

48	  
8%	  

41	  
6%	  

33	  
5%	  

33	  
5%	  

29	  
5%	  

23	  
4%	  

114	  
18%	  

Morrow	  Occupational	  Breakdown	  

	   Residential	  Employed	  Population	  16	  years	  and	  Over:	  630	  total	  employed	  

Retail	  Trade	  

Health	  Care	  and	  Social	  Assistance	  

Manufacturing	  

EducaAonal	  Services	  

AccommodaAon	  and	  Food	  Services	  

Professional,	  ScienAfic,	  and	  Technical	  Services	  

AdministraAon	  and	  Support,	  Waste	  Management	  and	  
RemediaAon	  

Finance	  and	  Insurance	  

Wholesale	  Trade	  

Public	  AdministraAon	  

Other*	  

*Other	  industries	  include:	  Agriculture,	  Forestry,	  Fishing,	  and	  HunAng,	  Mining,	  Quarrying,	  and	  Oil	  and	  Gas	  ExtracAon,	  UAliAes,	  ConstrucAon,	  TransportaAon	  adn	  Warehousing,	  
InformaAon,	  Real	  Estate,	  Management,	  Arts,	  Entertainment,	  and	  RecreaAon,	  and	  	  Other	  Services.	  

Fig. 12: Morrow Occupational Breakdown of Residents

Fig. 13: Morrow Occupational Breakdown of Civilian Employed Population

Source: U.S. Census Bureau, OnTheMap Application and LEHD Origin-Destination Employment Statistics (Beginning of Quarter Employment, 2nd Quarter of 2002-2010).

Occupational Breakdown of Jobs Available in Morrow
A total of 519 people are employed within the Village of Morrow 

(residents and non-residents). Educational Service jobs make up 

the majority of occupations existing in Morrow at 63%.  Further, 

Health Care and Social Assistance occupations account for 17% of 

jobs.   The remaining occupations that make up the top five indus-

try sectors of employment include: Retail Trade, Information, and 

Wholesale Trade.  This occupational breakdown provides a quick 

snapshot of industry clusters currently operating in Morrow.

Workforce Inflow - Outflow Analysis
A total of 612 residents live within Morrow, but commute outside 

the village for work each day.  In comparison, 501 employees enter 

into Morrow for work, but live outside the village.  Additionally, 18 

residents live and are employed within the Morrow Village bound-

ary.  This total inflow-outflow job count analysis accounts for 1,131 

laborers from the industries described in this chapter.  

	  

63%	  
18%	  

8%	  

3%	  

2%	   6%	  

Morrow	  Occupational	  Breakdown	  

	   Civilian	  Employed	  Population	  16	  years	  and	  Over:	  519	  total	  
employed	  (residents	  and	  non-residents)	  

Educa&onal	  Services	  

Health	  Care	  and	  Social	  Assistance	  

Retail	  Trade	  

Informa&on	  

Wholesale	  Trade	  

Other*	  

*Other	  industries	  include:	  Accommoda&on	  and	  Food	  Services,	  Construc&on,	  Professional,	  Scien&fic,	  and	  Technical	  Services,	  Manufacturing,	  Finance	  
and	  Insurance,	  and	  Transporta&on	  and	  Warehousing.	  

Fig. 14: Work Force Inflow-Outflow: Morrow Village
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11	  
24%	  

34	  
76%	  

Not	  high	  school	  
graduate,	  not	  
enrolled	  
(dropped	  out)	  

High	  school	  
graduate,	  or	  
enrolled	  (in	  
school)	  

.	  

Education

Educational Attainment for Population 25 Years and 

Older
According to ACS data, 20 percent of Morrow residents over 

the age of 25 have an educational equivalent of less than a high 

school diploma.  The same data show that 42 percent of resi-

dents obtained a high school diploma or an equivalency degree. 

18.5 percent of residents in this age cohort reported to have 

some college education while 16.1 percent of resident reported 

finishing college and receiving a Bachelor’s degree.  A smaller per-

centage of advanced degrees were reported in Morrow in com-

parison to those receiving a high school diploma.  Less than three 

percent of resident received a Master’s degree and less than one 

percent of residents received a Doctorate degree. 

School Dropout Rate for Population 16-19
Of the 45 residents ages 16 to 19 years of age in Morrow, 24.4 

percent are recorded as not being enrolled in high school are 

considered dropped out.   The remaining residents in this age 

cohort, 75.4 percent were reported as currently being enrolled in 

high school or has already graduated. 

	  

192	  
20%	  

403	  
42%	  

177	  
19%	  

154	  
16%	  

26	  
3%	  

3	  
0%	  

Less	  Than	  
High	  School	  

High	  School	  
Graduate	  
(includes	  
equivalency)	  
Some	  college	  

Bachelor's	  
degree	  

Master's	  
degree	  

Fig. 15: Educational Attainment for Population 25 Years and Older

Fig. 16: School Dropout Rate for Population 16 to 19

Source: Social Explorer - ACS 2006 -- 2010 . Educational Attainment. Morrow.
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Source: Social Explorer - ACS 2006 -- 2010 . Household Income. Morrow.

Income

Household Income
The median household income for Morrow is $43, 917.00. The 

income category of $60,000 to $74,999 is the most populous 

cluster with 14.7 percent of the households belonging to that 

group.  Exactly 20 percent of households in Morrow reported 

earning under $20,000 in income.  Approximately 11 percent 

of households reported making an annual income of less than 

$10,000.00. Many of these households are classified as the work-

ing poor and households living in poverty.

Supplemental Security Income

Of the households in Morrow, only 13 households receive Supple-

mental Security Income (SSI) benefits. The Supplemental Security 

Income Program is a federally funded to pay benefits to disabled 

adults and children who have limited resources.  The (SSI) program 

also pays benefits to people 65 and older without disabilities who 

meet the financial criteria.  Compared to the information above, 

the small percentage of residents that receive SSI indicates that 

a large majority of households in Morrow do not rely on SSI for 

financial benefits.  

 

Median Household Income  
Median household income (In 2010 Inflation Adjusted 

Dollars)
$43,917

  Fig. 17: Median Household Income
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Income	  Levels	  

$60,000	  to	  $74,999	  

$50,000	  to	  $59,999	  

Less	  than	  $10,000	  

$30,000	  to	  $34,999	  

$75,000	  to	  $99,999	  

$20,000	  to	  $24,999	  

$15,000	  to	  $19,999	  

$100,000	  to	  $124,999	  

$25,000	  to	  $29,999	  

$40,000	  to	  $44,999	  

$10,000	  to	  $14,999	  

$35,000	  to	  $39,999	  

$45,000	  to	  $49,999	  

$200,000	  or	  More	  

$125,000	  to	  $149,999	  

$150,000	  to	  $199,999	  

Fig. 18: Household Income: Morrow, Ohio

	  

13	  
3%	  

458	  
97%	  

458	  
97%	  

With	  Supplemental	  Security	  Income	  
(SSI)	  

No	  Supplemental	  Security	  Income	  (SSI)	  

Fig. 19: Households with Supplemental Security Income (SSI): Morrow, OH
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Populations Living in Poverty
The highest percentage of population living in poverty in Morrow 

belongs to the age group of 18 to 64.  Civilians under the age of 

18 have the second highest reported population living in poverty.  

The number of youth living in poverty can be attributed to chil-

dren living with their parents that are living in poverty.  The age 

group of 65 and older has the lowest percentage of residents 

living in poverty.  It is undetermined if the residents receiving SSI 

are also living in poverty. 

Proximity 

Commuter Traveling Options
According to Onboard Informatic Commuting facts, a Real Estate 

Data System, the median commute time for residents of Mor-

row is 24.78 minutes.  97 percent of Morrow Residents drive their 

own vehicles to and from work or participate in a carpool. Three 

percent of residents walk to work or ride a bike.  Another three 

percent of residents are recorded as working from home.  Since 

there are no public transportation routes that operate in the 

Village of Morrow, no resident of Morrow recorded using public 

transportation to commute to and from work.  

	  
Fig. 20: Populations Living in Poverty: Morrow, OH

Commuting Facts  
Use Public Transportation 0%

Drive or Carpool 94%

Walk or Bike 3%

Work at Home 3%

Fig. 21: Commuting Facts

Source: Social Explorer - ACS 2006 -- 2010 . Household Income. Morrow.

Source: Copyright © 2011 Onboard Informatics.
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Geographic Proximity to Key Venues
Morrow, Ohio is located approximately 45 miles away from the 

nearest major airport which is Cincinnati/ Northern Kentucky 

International Airport (CVG) located in Hebron, Kentucky.  The 

next major airport has just three-mile difference than CVG and 

is located in the opposite direction.  The Dayton International 

Airport located 48 miles northwest of Morrow in Vandalia, Ohio.  

The closest major sport team is the Cincinnati Reds who play at 

the Great American Ball Park.  The stadium is located 31.2 miles 

from Morrow.  Paul Brown Stadium, home of the Cincinnati Ben-

gals, is 31.6 miles away from Morrow.  The nearest hospital is 

TriHealth Bethesda Arrow Springs located in Lebanon 17.3 miles 

from Morrow.  The University of Phoenix is the closest four-year 

educational institution located 17.3 miles away in West Chester 

and Chatfield College is the closest two-year college located 18.6 

miles away in St. Martin, Ohio. 

Source: Copyright © 2011 Onboard Informatics.

Proximity to Key Venues   
Closest Major Airport Cincinnati/N. Kentucky International Airport 44.4 miles

Closes Major Sports Team Cincinnati Reds 31.2 miles

Closest 2-year school Chatfield College 18.3 miles

Closest 4-year college University of Phoenix 17.3 miles

Closest Major Hospital TriHealth Bethesda Arrow Springs 9.5 miles

Fig. 22: Proximity to Key Venues

Government Structure
Located in Warren County, the Village of Morrow is a small mu-

nicipality in Southwest Ohio with a population of 1,188 as of the 

2010 census.  The Village does not have a specific governing 

document such as a charter. Rather, Morrow operates as a statu-

tory village under Title VII of the Ohio Revised Code, which is a 

basic governing document covering all villages in Ohio without 
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municipality specific government documents.  Title VII of the Ohio revised code specifies general 

and specific powers for a municipal village.  It also contains details of planning, zoning, annexation 

and detachment in addition to general provisions for basic services like public safety, streets, sew-

ers and pension funds for employees.  Morrow is in the early stages of putting together a Charter 

Committee to write a formal charter to place on the ballot for voter approval.  A charter would al-

low Morrow to more precisely define the processes that govern the village; decision making would 

be more clearly defined and ideally more efficient. 

Morrow is governed by a directly elected Mayor and six council members.  All of those positions 

are elected at large by the voters of Morrow to four year terms.  The council terms are staggered 

with four members up for election in 2013.  The Mayor and Council pass legislative items that con-

trol the spending and direction of the village.  The Council Members vote on items and the Mayor 

casts a tie breaking vote if necessary.  That agenda and spending is then carried out by the Village 

Administrator although technically the Mayor is the chief executive of the village. 

The municipal judicial system is a Mayor’s Court, which is common in smaller Ohio municipalities.  

The court hears cases like DUI’s or drug offenses.  Other judicial issues are handled by the War-

ren County Court System.  The local school district oversees Morrow and the townships of Salem, 

Hamilton, Maineville, Butlerville and a portion of Blanchester.  The school system is funded by a levy 

and is administered by a 5 person school board elected at large.  The library is also a regionally 

run service that is funded by a levy. Warren County provides a set of services to the village that 

includes health, building regulation and sewer. Buildings in Morrow are subject to county building 

code and inspection.  The county is governed by a three person commission, also elected at large. 

Village Budget Structure and Priorities
The Village of Morrow’s budget is focused on providing basic services internally and collaborat-

ing with other municipalities to efficiently provide more complex services that can be delivered on 

a regional level.  For 2013 the village has an annual ‘general fund’ expenditure of $617,184.44.  That 

budget pays for the police department, street lighting, parks, a health fee to the county, commu-
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nity planning and zoning, refuse collection and disposal, the Mayor and administrative services, coun-

cil, the Mayor’s Court, a fiscal officer, a land and buildings department, an income tax service, fees to 

the county and state governments and a solicitor.  Most of the spending goes towards salaries and 

contractual services and many of those services are provided on a part time basis.  Morrow’s fire 

services are shared with neighboring Salem Township.  

Morrow’s budget includes a ‘special revenue fund’ that allocates funding for capital projects like 

street/highway construction, parks and capital purchases by police, fire and law.  Morrow also pro-

vides enterprise services which are paid for by consumers.  The enterprise funds mostly relate to 

providing water services for the residents.  Morrow’s 2013 special allocation and enterprise budgets 

combined total to $1,090,269.08.

Morrow’s zoning is an especially interesting piece of legislation that guides the development of the 

village.  Adopted in 2002 the current zoning ordinance is one of the most recently adopted relatively 

comprehensive pieces of legislation passed by Morrow that focuses on a long term vision for the 

city.  The overall goal of the ordinance is to “promote a community that is residential in character 

with a small town and historical identity balanced by a strong local economy that supports essential 

services.”  The ordinance has 26 articles that are supplemented by maps and figures.  The three main 

sub goals of the ordinance are to maintain residential characters, maintain and strengthen the village 

character and historical identity and stimulate and encourage continued and future economic growth. 

The ordinance sets some standards for design and aimed to encourage more mixed use develop-

ment allocating a significant amount of land for ‘planned unit developments.’  However village admin-

istrator Rod Smith thinks the zoning code can be improved.  He cited some of the other municipali-

ties around Morrow that had more recently updated codes.  Their codes allowed those communities 

“more wiggle room” to work with developers.  Mr. Smith thought the existing district areas were fine 

but the specifics in the code could be better.  Since the downtown and PUD areas will be a focus of 

the next stage in our planning process it will be important to examine the guidelines for those two 

sections in the ordinance.  
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Physical Development Analysis

Introduction

●	 Conventional Village Development

“Village design in this country over the last three centuries has almost exclusively 

evolved from European antecedents” (Arendt, 1999).  These villages used the site 

designs of its ancestors from Europe in creating the Anglo-American Suburbs.  The 

connection between the land professional in Britain and America during the 19th cen-

tury allowed for the production of villages such as Morrow, Ohio.  Established in 1845, 

the Village of Morrow fits the characteristics of the Anglo-American Suburb including 

shops, churches, schools, and a community square.  Streets follow irregular linear or 

curvilinear designs that deal specifically with the “overall clarity, comprehensibility and 

functionality” of the network (Arendt, 1999).

The traditional village has greatly influenced many of the New Urbanist through the 

United States, attempting to recreate the original planned communities of the na-

tion.  New Urbanist proved that it is still possible to understand the ideal village using 

sources such as the Village Planning Handbook (1989) and Reinventing the Village: 

Planning, Zoning and Design Strategies (1991) for advice.  These books along with 

Arendt’s Crossroads, Hamlet, Village, Town (1999) provides for a framework from the 

macro to micro level design.  This includes zoning and infrastructure elements, site 

design and specifics such as window placement, signage and landscaping.
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The ideals of a village can be found in the following case studiy of Mariemont, Ohio.  

Mariemont is a 1920’s planned suburb 10 miles northeast of Cincinnati and 22 miles south of 

Morrow. Gerckens (1994) described Mariemont as “the first American new town designed as 

an automobile-dependent suburb to house industrial workers.”  John Nolen, the architect of 

the planned community, was given the task of turning 600-acres into “800 dwellings (includ-

ing 350 rentals) around a town center and a secondary village center featuring neighbor-

hood shops, community parks, schools, churches, a fire station, a cinema, and a post office.  

Forty-five acres of land below the bluffs were also set aside for small-scale industry” (Ar-

endt, 1999).  His site plan called for a unique way of arranging streets that allowed for open 

space features.  The housing typology varied to include a harmonious mix of single family, 

and attached multi-family homes that were set back from the streets with front lawns.  The 

neighborhood center is neatly organized with all supporting land uses along the main corri-

dors, Wooster and Pike.  The Village of Morrow is characterized by its historic village center, 

bike trail and vast amount of green space.

It is the purpose of this analysis to point out the assets and the shortcomings of the Village 

of Morrow.  As a survey conducted by Fannie Mae reveals that “75% of respondents said that 

they believe living in a good neighborhood is more important than living in a good house” 

(Arendt, 1999).  Therefore, this analysis will identify future opportunities and threats in recre-

ating the “good neighborhood” Arendt revealed.

●	 Image of the City Analysis

After the first visit to the site, the group compiled a map based upon original perceptions of 

the built environment based upon Kevin Lynch’s The Image of the City (1960).  His research 

examined three cities Boston, Jersey City and Los Angeles through a methodology of map-

ping major characteristics.  Through Lynch’s research, he discovered that people build their 

mental map of the city based upon five general components:

1. Paths - channels along which the observer customarily move.

2. Edges - the boundaries between two areas.
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3. Districts - representative medium-to-large sections of the city.

4. Nodes - points of intense activity.

5. Landmarks - physical reference points.

Fig. 23: Image of the City Map Source: Authors with criteria by K. Lynch, Image of the City, 1960
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Using the five general components, the team created a map delineating the core factors 

which elucidate the urban fabric of Morrow.  There are two main ‘paths’ which affect di-

rectly the development in the Village of Morrow viz. US 22 and Little Miami Scenic Trail. US 

Route 22 or William Penn Highway, one of the main west-east arteries in the state passes 

through the village’s incorporated areas, providing the village with good freeway access 

from a number of interchanges.  Little Miami Scenic Trail is the bike trail connecting Morrow 

to five other counties in the region.  These transportation infrastructures present enhance-

ment opportunities for the existing and new businesses located along the main route.

The social hubs of the village located in the central business district are Miranda’s, Salem 

Township Public Library, and Veterans Park.  Thornton Park, located in the southeast of 

Morrow, defines the boundaries of the village as the last parcel under Morrow guidelines.  

These 4 places would be described as the ‘nodes’ - the geographic points observing com-

munity gatherings and concentration of social and economic activities during all seasons, 

except winter.

It is interesting to note that the only ‘landmark’ situated within the village limits is Railroad Station, 

which is a testament of American history and cultural heritage, especially the establishment of Mor-

row as “railway town”.  Other landmarks viz. King’s Island, Morrow Winery, and the Little Miami High 

School, although not within the study area boundaries, equally grant Morrow’s identity more depth 

and relevance to its location and era.  The Little Miami River acts as an edge dividing the town in 

various districts and neighborhoods.
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Land Use Map of Morrow Data Source: Warren County GIS 

Residential

Rivers
Bike Trails

Morrow Boundary

Morrow Roads

Public Utility
Exempt
Commercial
Agriculture
Buildings

6 miles0 3

Fig. 24: Land Use Map Source: Compiled by authors.

Analysis through Maps

Land Use Map

This map demonstrates the current use of land in Morrow, according to the following cat-

egories:

●	 Agricultural

●	 Commercial

●	 Exempt

●	 Public Utility

●	 Residential

Fig. 25: Zoning Map
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Zoning Map of MorrowData Source: Warren County GIS 

Industrial District

Rivers
Bike Trails

Morrow Boundary

Morrow Roads

General Business District

Community Business District
Downtown Business District

Multiple Family Residential District
Two Family Residential District

Single Family Residential District

Planned Unit Development
6 miles0 3

B1 R1

R2

R3

B2

B3

IND PUD

Fig. 25: Zoning Map Source: Compiled by authors.

The zoning map demonstrates the assigned zones and which speci-

ficities for the different areas of the city, according to the zones:

●	 R-1 Single Family Residential District

●	 R-2 Two Family Residential District

●	 R-3 Multiple Family Residential District

●	 B-1 Downtown Business District

●	 B-2 Community Business District

●	 B-3 General Business District

●	 IND Industrial District

●	 PUD Planned Unit Development
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Fig. 26: Central Business District (CBD) Map Fig. 27: Vacant Parcels MapSource: Compiled by authors.

Central Business District (CBD) Map

This map addresses the condition of the existing buildings in the Central Business District of Morrow and the 

vacant loss in the same area.  The boundary utilized has been defined by the 1979 Comprehensive Plan of the 

Village of Morrow.  An inventory was made by the authors during one of the visits to the village.
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Fig. 27: Vacant Parcels Map Source: Compiled by authors.
Vacant Parcels Map of Morrow Data Source: Warren County GIS 

Morrow Parcels
Vacant Private Parcels

Morrow Boundary

Vacant Public Parcels
Rivers
Bike Trails
Morrow Roads

6 miles0 3

Vacant Parcels as per Ownership Map

The purpose of this map is to address one of the main issues of the city according to 

the ownership of the vacant lots, in order to look for the best solution.
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Figure Ground Map

This map shows graphically the footprint of the existing buildings of the village.

Figure Ground Map of Morrow Data Source: Warren County GIS 

Buildings

Morrow Boundary

Morrow Roads

6 miles0 3

Fig. 28: Figure Ground Map Source: Compiled by authors. Fig. 29: Green Spaces Map
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Green Spaces Map

The Green Spaces Map takes into consideration the distinction between the ex-

isting forest and green areas to the formalized parks of the Village of Morrow.

Green Spaces Map of Morrow Data Source: Warren County GIS 

Morrow Parcels

Parks
Forests

Rivers
Bike Trails

Morrow Boundary

Morrow Roads

6 miles0 3

Fig. 29: Green Spaces Map Source: Compiled by authors.
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Vacant housing 

units     67Occupied housing 

units                455

31

2
13

6 4
11

For rent Rented, 
not 
occupied

For sale only Sold not 
occupied

For 
occasional 
use

All other 
vacant

87%

13%

Source: U.S. Census Bureau, 2010 Census.

Vacant Housing Units

Main Findings

Morrow presents specific geographic and natural constraints that 

give special relevance to this section.  The Village of Morrow’s 

strong small town character with beautiful natural landscapes 

brings great individuality to the local culture which could poten-

tially represent the focus point of most of its activities.

Vacancy

Morrow possesses an elevate ratio of vacant land for devel-

opment.  The largest challenge identified is in how to attract 

new residents and, consequently, new developments and ser-

vices to the region.  There are 67 vacant buildings from 522 

housing units, which represent 13%, a not alarming number if 

compared to other cities.

On the other hand, in terms of vacant lots, 36.5% are vacant, 

which represents 71.11% of the total vacant lots in the village.  

This number crossed with the figure ground map of Morrow, 

not only highlights the larger lot size and sparse character 

of village occupancy but also brings to attention, the lower 

tax base of city. This vacancy and the high number of rent-

ers (42.6% of the total occupied housing units) could indi-

cate lack of incentives and low average income which leads 

Fig 30: Infographic Depicting Distribution of Vacant Housing Units
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to villagers hesitating to buy the land and invest (American 

FactFinder, U.S. Census 2010).  Since, it has been funded for 

a specific purpose that is no longer true, Morrow struggles in 

finding its identity again and character to attract new resi-

dents and implement and effective sense of community.

On the other hand, analyzing the vacant lots and parcels 

throughout the city, the vacancy is strictly related to private 

ownership and real estate speculation.  Stricter control from 

the Village of Morrow of land use and violations of it should 

address this issue in order to avoid this to continue and en-

courage the development and use of this land.

Central Business District (CBD)

Along with the vacancies, the village faces a neglected and 

outdated Central Business District.  If once the city gathered 

around the Main Street due to the importance of the railroad, 

after the 1970s, the city started to rely more effectively on 

the car and the US-22 as the main access of the city.  This 

shift of centrality and services has not been addressed with 

an efficient solution since then.  Right now, the Main Street 

does not represent an urban center of attractiveness or 

services, and residents or visitors have no obvious reasons to 

visit the area.  This not only presents a big issue of identity 

loss (as an urban settlement), but also lack of local businesses. 

While on one hand, US-22 or Pike Street (as known locally) 

administers as the main access to town; on the other hand, it 

drives away the attention or need to use or pass by the Main 

Street, thus, rendering the city center a huge loss.  Further-

Fig. 31: Vacant Parcels Table and Distribution Based on Ownership Graph

Vacant Parcel Property 

Number

Area (in sq. ft.) Area (per 

acre)

Percentage of 

Area

Vacant Public Parcel 16 3230864.21 74.17 9.01%

Vacant Private Parcel 300 32644140.70 749.41 90.99%

Total 316 35875004.92 823.58 100%

Source: U.S. Census Bureau, 2010 Census.
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more, many properties along the Main Street in downtown 

have been stamped with ‘vacant’ or ‘abandoned’ status, even 

though the City Hall is located very close to this area.

There is a lack of ‘sense of place’ and a discontinuity of the 

streetscape for this reason.  Along with dilapidated buildings 

(represented as in bad conditions in the CBD map), the slum-

lords also contribute to the decadency of the city’s core, by 

renting out units cheaply and relying on low-income tenants 

to maintain them.  This brings to attention not only the physi-

cal aspect of the city, illustrated by outdated infrastructure, 

but also the social issues such as lack of social and diverse 

types of housing (inclusive of senior housing).  This limits the 

profile of people to be moved into the city; as encouraging 

the residents to move to more equitable and diverse towns. 

Furthermore, a historical character could be envisioned due to 

the existing rail station on Main Street.

Zoning and Land Use

The Village of Morrow, last updated its Zoning Ordinance in 

2002, in effect by 2003.  The salient features of the ordi-

nance emphasize the focus on maintaining the small town 

residential character of the village, provision of adequate 

supply of quality housing units, distinct demarcation of vari-

ous zones inhibiting encroachment physically and visually, and 

maintaining the character of historical buildings and district 

aided by strict regulations on function and use (Zoning Ordi-

nance: Village of Morrow,” 2002).

Crossing information of our SWOT Analysis and the Village 

Property Class Property Number Area (sq. ft.) Area (Acre) Percentage of Area

AGRICULTURAL 6 5979236.04 137.26 11.85%

COMMERCIAL 120 10145091.05 232.90 20.11%

EXEMPT 52 6958391.18 159.74 13.79%

PUBLIC UTILITY 2 64484.90 1.48 0.13%

RESIDENTIAL 685 27303460.93 626.80 54.12%

Total 865 50450664.09 1158.19 100%

	  

Fig. 33: Land Use Distribution Graph

Source: Compiled by authors.

Fig. 32: Land Use Distribution Table
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of Morrow’s pointed issues, it is clear that the existing zoning needs to be revised and provide: 

stricter property maintenance and rental property registration and inspection, in order to avoid 

vacancy; a historic preservation district with design standards, considering the village’s iden-

tity and existing infrastructure; new sign code, as a way of branding the city and directing new 

visitors; more streamlined development process, to encourage them; bring building regulations 

in-house; and stiffer penalties for violations; parks and green space in each neighborhood; trees 

code and circulation connectivity, with bike lanes, multi-use trails and sidewalks.

However, rather than zoning issues, the village seems to experience an ineffective use of land, 

once more than 50% of the town’s area is designated for residences and mixed-uses throughout 

the city have not been applied.  Furthermore, the village experiences a great visual disconnectiv-

ity of landscapes and architectural unity.

Farm houses and strip center developments, and random setbacks-all are some of the land-

scapes that represent the discontinuity of landscape of the village.  The ‘image of the city’ map 

identified character districts that should be treated in specific and controlled manners.  That is an 

issue intimately connected to the zoning code system per se, communities that experience lack 

of visual and architectural identity might be wanted to be addressed through form-based codes 

that take into consideration the local character and the preferences of the community.  They can 

also potentially enhance the districts character, fix the lack of unity, and balance the juxtaposition 

of  a district’s landscape and the surrounding natural environment (an important anchor and asset 

of the place).

As mentioned before, the land use of Morrow is mostly residential and the other uses are not 

well defined.  For example, it is not clear what the category of Exempt refers to, considering the 

some of them are vacant and some are not.  As one moves further away from the village’s core, 

the parcels and properties become larger, mostly residential and without a restrictive or coher-

ent building guidelines.  The commercial use is mostly concentrated around the neglected CBD.  

Agricultural use is relevant, since it represents around 12% of the use of land, yet had not been 

explored as an economic and visual asset.
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Also, during the diagnosis charrette run in Morrow on January 30, 2013, one of the main issues identified by resi-

dents in land use was the lack of mixed use and local services amongst the residential areas.  According to the 

land use map, they are supposed to be concentrated within or close to the CBD, however, residents pointed 

out that they now rely on neighborhood services that usually require long displacements.

Recreational Infrastructure

Even though the village presents a huge asset of green spaces and forests, the green spaces map shows that 

they are mostly situated in undeveloped or unmanaged areas. In addition, there is a very limited infrastructure of 

well-maintained parks (only 2) and recreational infrastructure for residents and visitors.  The potential is obvi-

ous but yet not explored at all.  This contributes poorly to the support and promotion of existing Little Miami 

Bike Trail and the potential eco-tourism due to Morrow’s natural beauty. Even though the village counts with a 

large portion of green spaces and undeveloped lands, the existing policies do not address or confirm strict and 

efficient guidelines to keep the natural forests and provide sustainable and controlled developments. The village 

also counts on Fort Ancient as an important cultural and heritage asset, situated strategically in a scenic back-

ground.  This could act as another alluring point, if, well supported by complementary infrastructure.

Next Steps

In order to take the most advantage of the limited land and keeping the existing dwellers, the goals to be pursued 

in Morrow’s 2013 Comprehensive Plan Update include the implementation of a higher number of housing, touristic 

infrastructure and mixed use areas, as well as the implementation of form-based code inside which of the identified 

districts (image of the city), while preserving and enhancing the potential in exploring its natural and recreational 

features and promoting its growth in the safest and sustainable manner.

After understanding the conditions of Morrow through the SWOT Analysis, the opportunities can be used in the 

following phases of this study.  The next phases of this project look at the framework established by Retrofitting 

Suburbia: Urban Design Solutions for Redesigning Suburbs (2011). Dunham-Jones and Williamson (2011) designate 

these three themes as re-inhabitation, redevelopment and regreening. The themes are defined as:
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1	 Re-inhabitation: The adaptive reuse of existing structures for more community-serving purposes, 

often as “third places” for social interaction.

2	 Redevelopment: Replacing existing structures and/or buildings on existing parking lots, generally 

with a compact, walkable, connected mix of uses and public spaces that supports a less auto-

dependent and more socially engaged lifestyle.

3	 Regreening: Demolition of existing structures and revitalization of land, either as parks, community 

gardens, or reconstructed wetlands.  Regreening is sometimes a phasing strategy for eventual 

partial redevelopment.

The opportunities identified capitalizes on the three themes, discussing ideas for Main Street, tourism and 

recreation development, Morrow Plaza Shopping Center and other critical elements within the town.  Mov-

ing forward, improvements to the physical condition of Morrow can result in increased revenue by attracting 

investments, business opportunities and residents and a better quality of life by upgrading the infrastructure 

and implementing some of the urban design tactics discussed:

●	 Reuse the box

●	 Provide environmental repair

●	 Revise zoning codes and public works standards

●	 Improve connectivity for drivers, bicyclists, and pedestrians

●	 Consider future connectivity and adaptability

●	 Use appropriate street types and real sidewalks

●	 Keep block size walkable

●	 Use shallow linear buildings

●	 Diversity in housing choice and prices

●	 Add new units to existing subdivisions

●	 Invest in quality architecture

The design principles will help address the Village of Morrow’s dilapidated building stock, underutilized green 

spaces and vacancy.
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Transportation SWOT Analysis

The purpose of the Morrow, Ohio Transportation Study is to identify community concerns 

and evaluate potential alternatives to improve mobility and safety throughout Morrow.  The 

study is intended to help define the location and purpose of needed transportation improve-

ments and to develop a long-range transportation plan for the Village of Morrow.

The map below highlights the main modes of transportation in Morrow: automobile, pedes-

trian, and bicycling.  Transportation by automobile is currently the most used method.  The 

map displays the street level hierarchy for Morrow.  Pedestrian access to sidewalks is critical 

to ensure that this is a viable option for Morrow residents; however this feature is not dis-

played in the map.  Lastly, bicycling through Morrow is a more recent transportation phe-

nomenon, which was introduced to the village through the construction of the Loveland Bike 

Trail and is shown in the map below.  As evidenced by the successful use of the Loveland 

Bike Trail, Morrow is planning to add more bike trail paths that will wind throughout Morrow 

and connect to the Loveland Bike Trail.  There are also plans to build a bike trail leading from 

Morrow to Wilmington, Ohio. 

The transportation chapter also explores Morrow to identify its strengths, weaknesses, op-

portunities, and threats, also known as a SWOT Analysis.  This process first began with the 

transportation group dissecting the current status of transportation in Morrow.  The findings 

were then translated into a SWOT Analysis.  Following this, a group of Morrow residents 

were engaged in a charrette, aimed to identify community concerns and evaluate potential 

alternatives to improve mobility and safety throughout Morrow.  The two SWOT analyses 
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Village of Morrow, Ohio Data Source: Warren County GIS 

Morrow Parcels
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Fig. 34: Morrow Street Hierarchy Source: Compliled by the authors with data from Warren County GIS.
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were then combined into one analysis.  Below is a map show-

ing the locations of the characteristics identified through the 

SWOT process.  The SWOT analysis is explored in the follow-

ing section and it is intended to help define the location and 

purpose of needed transportation improvements and to devel-

op a long-term transportation plan for the Village of Morrow.

Strengths
The first section of the SWOT analysis includes inherent re-

sources or assets of Morrow that make it advantageous to 

other communities and cities.

Existing Regional Bike Trails

The Little Miami Scenic Trail runs through Morrow along the 

river, and is soon to be completed by a new regional trail, con-

necting Morrow to the City of Wilmington by way of vacant 

railroad right-of-way.  Currently, the trail begins in Milford, in 

Hamilton County, and travels approximately 75 miles to the 

northeast to Springfield, in Clark County. South of Spring Valley, 

Ohio, the trail parallels the river, providing travelers with a well 

shaded, winding ride through the countryside of Southwest 

Ohio, with occasional rest areas in small towns, like Morrow.  

Also along the way, riders will pass canoe rentals, quaint eater-

ies, Ft. Ancient, as well as the modern attractions of Kings Island 

in Mason.  Loveland and Terrace Park are located further south.  

North of Spring Valley, the route follows historic rail corridors 

and links larger cities such as Xenia and Springfield, through Yel-

low Springs.

	  Fig. 35: Morrow Master Plan SWOT Map Source: Morrow Master Plan.

	  

Fig. 36: Existing Regional Bike Trails Source: Compiled by authors.
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Shared Use Trails

In conjunction with our own analysis and from the participants of the Community Charrette, a con-

sensus of the benefits of multi-purpose trails came about. Shared use trails build community.  They 

allow pedestrian, bicyclists, and equestrians to interact with one another, and with other people in 

yards, and school sites.  Shared use trails create identity by providing information, including signage, 

in multiple formats that clearly indicate permitted users and rules of conduct.  Seemingly, small details 

such as trail surfaces, signs, and fences can help provide a common visual identity across the Village 

of Morrow.  Shared use trails are safe.  They are separated from the roadway and provide a better 

alternative to walking or bicycling on the roadway itself, especially for children. It is vital that the trails 

provide sufficient widths, which allow for users traveling at different speeds.  Shared use trails re-

duce traffic.  People are no longer forced to use their cars for short trips to schools, parks, or stores.  

Shared use trails are healthy.  They provide people with a wider range of recreational and transporta-

tion opportunities.  Finally, shared use trails protect neighborhoods and provide a buffer between 

automobile traffic and homes. 

Pedestrian and bicycle facilities convey many community benefits.  Therefore, as a growing city, it 

is important for the Village of Morrow to plan for such facilities now.  Being proactive about planning 

ensures that future transportation improvements, land use decisions, and new developments reflect 

the community’s vision and goals.

Major Goals for Bicycle and Pedestrian Pathways

Provide a safe and effective network of bicycle transportation and pedestrian walkways for Morrow 

and surrounding communities;

Provide safe and convenient bicycle and pedestrian access to schools (Little Miami High School, Little 

Miami Junior High School, Little Miami Intermediate School, Salem Township Elementary, Salem Town-

ship Primary, Harlan-Butlerville Primary School, Hamilton-Maineville Primary School);

Provide safe and convenient bicycling and pedestrian access to activity centers (Innovation Center 
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of Morrow), transit and other high-demand destinations (i.e., Kings 

Island and The Beach Waterpark);

Reduce motor vehicle congestion and improve air quality by pro-

viding transportation options to the citizens of Morrow, and

Enhance the health, fitness, and quality of life of the citizens of 

Morrow.

Location

The Village of Morrow is centrally located to three of the most 

rapidly growing metropolitan areas within Ohio.  Yet, Morrow has 

managed to maintain much of its rugged topography, extensive 

forested areas, and natural and scenic beauty.  Interstate 71 (I-71) 

has undergone numerous improvements over the years, result-

ing in shorter drive times to Cincinnati, Dayton, and Columbus.  

Morrow’s location also provides access to large state parks and 

regional bike trails.  The infographic below shows Morrow’s actual 

distance to Cincinnati, Dayton, and Columbus and the total time 

to their respective destinations.

Fiber Optics 

In today’s ever-increasing network of technology, fiber optics 

offers a valuable component in the overall traffic network infra-

structure for cities.  Modern fiber optic networks require data 

rates to facilitate real-time communications between a wide 

variety of remote field devices and traffic control centers. F iber 

optic-based infrastructures are displacing twisted pair copper 

and coax for both data and video transmission requirements in 

	  

Fig. 37: Distance and Time to Morrow Source: Compiled by authors.
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urban and rural areas around the world.  Video surveillance of intersections, ramps and tunnels, in-

cident detection or verification, and replacement of traffic signal loop sensors are areas of growth 

within this market.  Fiber optics provides greater bandwidth, longer transmission distances and 

more signal immunity.

Morrow’s strong infrastructure of existing fiber optics technology can provide solutions to con-

gestion as well as other traffic control issues and transportation system improvement.  Fiber optics 

technology has the ability to transmit communication and information technology to relay informa-

tion ranging from real-time traffic conditions to speed limit changes, and traffic accidents.  Fiber 

optics can also control the flow of traffic via traffic signals, or by opening and closing special lanes 

based on traffic conditions.  Additionally, fiber optics has the capability to maintain a communica-

tion network that provides services to various public departments, which allows for agencies to 

provide and implement mobility modifications and improvements. 

Weaknesses
The next aspect of the SWOT analysis is the examination of weaknesses within and surrounding 

Morrow.  Weaknesses are considered to be harmful to Morrow and place the Village at a disadvan-

tage to other cities.  The weaknesses identified are the main barriers in place that are preventing 

Morrow from achieving its main objective of improving the quality of the Village. 

Traffic Congestion / Parking

The streets and roads that make up the transportation network of a small town are there to 

provide safe and reliable access to the town and surrounding areas.  Presently in Morrow, there 

are several main occurrences when traffic congestion becomes an issue.  Throughout the week, 

during the morning, and in evening as well, Morrow is subject to common peak traffic congestion 

from residents commuting to and from work. Morrow also experiences traffic congestion for ap-

proximately half of the year, at an overused intersection at Route 123 and Route 22.  This common 

intersection is located close to a popular park, which is home to local sporting games, attracting 

upwards of 1,000 people every weekend.  During these times, Morrow experiences extreme con-
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gestion and long lines of traffic. 

The issue of congestion around Morrow’s parks during sporting events was examined earlier, which 

causes a backup along Rt 22 and Rt 123.  In addition to the congestion there is also a limited amount 

of parking available for park patrons. 

Another issue regarding traffic congestion is the thousands of trucks that bypass the weigh station 

on I-71 by driving through Morrow.  Many residents indicated that trucks are going through the town 

every day, but the village is not getting anything positive from this added traffic.  It causes more 

congestion and it also causes wear and tear to Morrow’s transportation infrastructure.

Limited Means to Alternative Routes

As evidenced by the issues experienced with traffic congestion, Morrow residents are forced to 

endure this nuisance because there are not any other means to alternative routes.  Currently there 

are two arterial roads, which lead traffic out of the Morrow area. Route 22, also known as Pike Street, 

runs east and west, moving traffic west towards Maineville and Interstate 71.  Route 123 begins at 

Route 22 and carries traffic north to Interstate 71.  Residents and through traffic are constricted to 

just two arterial roads to travel in and out of Morrow, causing the roads to become inundated with 

high volumes of traffic.

Walkability through Morrow

Transportation in Morrow includes more than just automotive transportation.  Certain segments of 

the population, like adolescent and young adults, are more likely to walk and use sidewalks than other 

transportation modes.  One main concern of several Morrow residents is the lack of safe pedes-

trian pathways, especially along Pike Street (Route 22).  The Little Miami High School is located just 

outside of Morrow’s boundaries on Pike Street, but without safe pedestrian pathways, school-age 

children do not have the option to walk to school and back to Morrow.  One of the most important 

aspects of transportation is that all paths to and from everyday activities are safe and reliable.  The 

quality of life in Morrow is dependent upon these transportation options being available to everyone 
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in and around Morrow.

Opportunities
The SWOT analysis is also used to examine the opportunities within and surrounding Morrow.  Op-

portunities are the elements that Morrow could exploit to its advantage and help the Village improve 

its current status.  The opportunities identified as the best options for Morrow to reach its primary 

objective through this planning process.

Bike Trails

Current trends throughout the United States are leading towards more people choosing bicycles 

as a mode of transportation and as a form of recreation and exercise.  The Loveland Bike Trail runs 

through the middle of Morrow’s historic district.  This is a great opportunity for Morrow to show-

case its small town historic charm and begin attracting people to visit Morrow, rather than just riding 

through.

There are current plans to build a more extensive bike trail network throughout Morrow.  The City of 

Wilmington, in Clinton County to the east, is working with Morrow and Warren County to construct 

a bike trail extension.  The goal is to connect Wilmington and Morrow with a bike trail and link it with 

the Loveland Bike Trail.  Another opportunity for Morrow is to build shorter recreational bike trails 

that wind through Morrow topography, connecting with the main bike trails.  These new trails will al-

low more people to safely navigate through Morrow with a bicycle. 

Reconnect Kibbey Road to Montgomery Road (Rt. 22)

Historically, Kibbey Road began at Montgomery Road (Rt. 22) through the historic district of Morrow.  

According to the 1979 Comprehensive Plan, the transportation chapter and maps included, indicate 

that Kibbey Road was a complete/finished road connecting the historic district to Montgomery Road.  

Over the past 30 years there have been two major development projects along Kibbey Road.  The 

construction of Morrow’s shopping plaza occurred at the east end of Kibbey Rd, next to the inter-

section of Kibbey Road and Montgomery Road.  In addition, the Loveland Bike Trail was built, running 
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through the historic district along Kibbey Road.

Today, Kibbey Road is actually 2 roads; it is cut in half and no longer connects Montgomery Road to the historic district.  Reconnecting the two segments 

of Kibbey Road will allow local traffic to diverge from Montgomery Road during times of congestion, offering some relief during heavy traffic.  The new 

Kibbey Road will also allow residents and visitors to easily access the historic district from Montgomery Road.

Interstate 71 and US-22

Interstate 71 is a major highway to the east of Morrow. Everyday thousands of semi-trucks transporting various goods drive north and south along I-71.  

According to OKI, in 2010 the average traffic count at SR 123 sought of SR 3/US 22 there was 596 vehicles.  At Pike St (US 22) E of SR 123, the average 

traffic count was 4,544.  A weigh station is located on I-71, which requires all semi-trucks to stop, be weighed, and possibly pay a fine if the truck is over 

the weight limit.  In order to avoid this payment, thousands of trucks take a detour through Morrow, along Rt 22 and Rt 123, and then get back on I-71 past 

the weigh station.  This added traffic is a great opportunity to offer various services to the people traveling through the streets. Instead of these semi-

trucks/people entering and leaving the area very quickly, Morrow can look to offer the type of services this population needs so that Morrow benefits from 

these trucks driving through the village.  

Threats
This section includes external factors in the environment that pose as problems to the Village of Morrow.

Impact of the Floodplain

According to the Village of Morrow Floodplain Ordinance, the village has special flood hazard areas that are subject to periodic inundation, which may result 

in loss of life and property, health and safety hazards, disruption of commerce and governmental services, extraordinary public expenditures for flood pro-

tection and relief, and impairment of the tax base. Additionally, structures that are inadequately elevated, flood-proofed, or otherwise protected from flood 

damages also contribute to the flood loss.

A substantial portion of the village is located within the 500 or 100-year floodplain, and a portion is located in the floodway.  This is a cause for concern 

when maintaining and repairing roads and shared used trails, in a reasonably safe and cost effective manner.  Historically, the Village of Morrow has expe-

rienced moderate flooding along streets close to the Little Miami River and along Todd’s Fork Creek.  Floodwaters can reach up to several feet deep on 

Front Street. (NOAA National Weather Service; Advance Hydrologic Prediction Service)
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Interstate 71

Smaller, more out-of-the-way communities such as Morrow, suf-

fer from being located near Interstates.  Communities try to pull 

travelers off the Interstate Highways and into town for a stop en 

route to a destination somewhere else.  But places like Morrow 

cannot expect to draw traffic from I-71 unless there are simply 

no motorist service facilities at the interchange.  The tourist “at-

tractions” Morrow promotes with brochures and listings in state 

and regional tourist directories, such as “traditional historic sites,” 

are often mainly of local interest.

Interstates are normally routed around rather than through devel-

oped areas.  Their limited access design avoids the stop-and-go 

congestion of the more developed strips within Morrow that 

exists primarily on Pike Street and Mill Street.  

Increase in the Volume of Traffic

The potential for increased economic development throughout 

Morrow, poses the threat of increased traffic congestion.  With 

Morrow’s current transportation infrastructure struggling to meet 

the traffic demands of the city’s needs, an increase of economic 

development and businesses, would lead to an even further strain 

on Morrow’s ability to create sustainable transportation systems.

	  Fig. 38: Major Roads within Morrow Source: Warren County GIS.
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Natural Environment Analysis

Introduction
The Natural Environment chapter aims to provide an overview of the existing conditions in 

the Village of Morrow with regard to issues related to green spaces as well as blue spaces 

(waterways and water bodies).  This chapter provides a collection of the strengths, weak-

nesses, opportunities, and threats to these spaces in the Village of Morrow.  Accordingly, this 

chapter helps to provide an understanding of the value of these spaces to the community 

and assures that proper importance is given to them as the protection of these spaces is 

directly related to the value placed on them (Coyle 2011, 243).  

The Natural Environment team, one of six teams working on the various attributes of the 

built environment in Morrow, in conjunction with the input collected through a charrette from 

Village of Morrow residents, held on January 30, 2013, reports in this chapter the most impor-

tant issues related to the natural environment that should be considered in efforts to meet 

the strategic planning guidelines as outlined by Coyle to foster the “protection and enhance-

ment of the natural environment:

1. Sustain and enhance biodiversity, from wildlife and plant habitats to domesticated 

species. 

2. Protect the nonrenewable resources, from lakes, rivers, and aquifers to natural 

habitats and wildlife corridors, and distinctive and attractive landscape features. 

3. Promote best planning and management practices that result in the highest 

stewardship of land, woodland, water, and wetland resources, as well as distinc-

tive natural heritage resources, and need to conserve biodiversity. 

4. Protect and manage areas set aside or otherwise designated for scientific and 

conservational importance. 

5. Identify areas that help protect environmental assets within or adjoining settle-

ments, such as distinctive landscape views, settings, landscape buffers, and 
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prominent ridge lines. 

6. Encourage sustainable patterns of development that place a strong emphasis on the 

sensible use of resources and care for the whole environment—built and natural” (Coyle 

2011, 252).

Strengths
Morrow’s Natural Environment

The natural environment of Morrows is a major strength of the community and maintaining its 

integrity should be an essential concern.  Simply the beauty of the natural landscape has attracted 

many of the residents to the area and has provided an economic base for the community, supply-

ing Morrow with ample amounts of lumber, mineral resources, and even fresh water pears.  It has 

often been a struggle to maintain a balanced give/take relationship for the sustainability of Mor-

row’s ecological systems, but this should be of utmost concern.  The natural environment also 

provides recreational opportunities, which has included hiking, camping, canoeing, birding, hunting, 

or simply a place for relaxation. Morrow’s natural environment is predominantly forested land, open 

spaces, and river channels.    

Topography

The topography of Village of Morrow, as seen in Figure 47: Topography Map (all maps are located 

at the end of this chapter), is an important strength of the area as it provides for much of the 

character of the village.  While the large amount of low-lying areas present some challenges, the 

water bodies that traverse the village as a result, the Little Miami River and Todd’s Fork, provide 

the village with much of the character of its natural environment.

Woodlands

The wooded lands of Morrow make up over half of the entire village (Figure 49 – Land cover map).  

The forested lands provide many ecological services for the village and the surrounding communi-

ties.  They offer shelter for many plant and animal species, their roots prevent erosion, their limbs 

provide shade and hold moisture, the trees produce oxygen, hold carbon, and supply us with lum-
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ber, mushrooms, berries, and other natural materials we use (Hissong 2010).  Morrow’s decidu-

ous forests are more than likely oak- hickory forests, consisting predominantly of white oak, 

northern red oak, hickory species, white ash, walnut, yellow poplars, red and sugar maples (Ohio 

DNR 2009).  Eighty-five percent of oak volume and 64 percent of red maple volume in the 

State grow in the oak/hickory group.  The sugar maple, which provides us with maple syrup is 

the most numerous sapling followed by red maple (USDA 2006).   

Green Spaces 

The natural environment, specifically the green and open spaces in the Village of Morrow, is the 

most attractive characteristics in the village. Green spaces are second citizens in the village. Al-

most half of land-cover in the village is green spaces including woodlands and parks (Figure 5).  

A conservation and protection plan for these green spaces is required. The beauty of nature 

and green spaces in the village are adorable and these are strengths in the Village that should 

be protected. In order to have a sustainable neighborhood, the protection of green spaces is 

mandatory.

Water Bodies

The Little Miami River runs through the northern edge of the village and provides a stunning 

backdrop to the old business district and wonderful recreational opportunities.  Similarly, a river 

channel provides many ecological services to the natural landscape.  River channels carry large 

amounts of nutrients and saturate the banks with notoriously fertile soils, which is just the case 

in Morrow providing ideal agricultural opportunities and irrigation possibilities.  Rivers provide 

a unique habitat to many aquatic and terrestrial species such as fish, birds, amphibians, and 

reptiles.  They also serve as natural filters, cleaning the water as it travels downstream- even 

recharging the ground water aquifers (AAAS 2013).        
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The Little Miami River is one of the first to have been designated a National Scenic River, protected 

by the Federal Government (WRS 2012).  Thus, regulation is quite high along the river and its sur-

rounding banks.  The Ohio Division of Natural Resources oversees any and all development within 

its zone.  Similarly, many not-for-profit organizations such as Little Miami Inc. and Friends of the 

Little Miami also oversee the water filled corridor and strive to maintain its ecological integrity.

Agriculture

Morrow, Ohio is framed in part by the agricultural activity surrounding the village.  Agricultural 

activity contributes to the rural character of Morrow and adds to the appeal of existing open space 

used for public purposes.  In addition to aesthetic benefits, agriculture provides a base of custom-

ers for farm feed and supply stores located in Morrow.

A review of farming activity in Warren County offers perspective on the importance of the ag-

riculture.  In 2010, there were 870 farms, comprised of 89,000 acres (USDA 2010).  The market 

value of all agricultural products produced and sold in Warren County exceeded $44 million in 2007 

(Census 2007).  As indicated by Table 1, the majority of farms are less than 50 acres in size.  Nearly 

90% or $39,366,000 was derived from crops, including greenhouse and nursery stock (See Table 

2).  The remaining agricultural production consisted of approximately $5 million worth of livestock, 

poultry, and related products (Census 2007). 

Sustainable agriculture, to the extent feasible, produces food for local and regional consumption 

with appropriately sized and diversified farming operations that supply food without resource 

depletion.  A sustainable food system will recognize the environment, the economy, as well as the 

social and cultural systems under which food is produced, prepared, and consumed.  Land use poli-

cies can support and further integrate agricultural production with the local community by encour-

aging and permitting urban orchards, farmer’s markets, and community gardens (Coyle 2011).

Fig. 40: Warren County Farms by Size 

Fig. 41: Land in Farms

Source: USDA, 2007.

Source: USDA, 2007.
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Weaknesses
Floodplain 

The Little Miami River is the primary surface water resource to the Village of Morrow, providing 

a variety of benefits including drinking water, recreational opportunities, and biological diversity.  

However, the location of the river also presents some dangers which should not be overlooked.  

As can be seen in the map of the 100 year floodplain, a large portion of the developed part of the 

village is located within this zone (Figure 54).  As a result, the residents and their properties are 

at risk of flooding due to their proximity to the river.  Local residents expressed a greater con-

cern about flooding of the Todd Fork, which runs through the middle of the village, south of the 

downtown area.  The Village of Morrow has lacked land use controls to prevent development in 

the floodway (the area that must remain open to allow flood waters to pass) or to restrict devel-

opment in the 100 year floodplain.  As a result, much of this area has been developed, producing 

planning challenges.  A number of flood hazard mitigation measures exist, such as dams, reservoirs, 

levees, and floodwalls.  These solutions can be expensive and may not be possible in Morrow in 

many places (Randolph 2003, 2007-210).  Levees, for example, may be desirable for much of the 

Todd Fork, despite their expense, but this solution will not work for the downtown area because 

nearly all of the land nearby is developed. 

Agriculture

With most of the agricultural production residing outside of Morrow, the economic impact of such 

activities lies primarily within the private sector (Meyer 2013).  Farming tends to be revenue neutral 

for local governments with limited direct impact.  Farming does not require the same government 

services of households (e.g., schools, fire, and police) which tend to be a net drain on government 

revenues; however, farming does not generate near the tax revenue of commercial enterprises.  In 

this sense, agricultural production should represent a balanced, integrated component of commu-

nity development; a complementary component that enhances rather than jeopardizes the existing 

natural environment.
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Opportunities
Gravel Mines

The Village of Morrow has had a number of gravel mines operating within the municipal bound-

ary in the past.  However, these mines are no longer in operation, but may still be of significance 

to the future of the village as opportunities for green space or development.  Based on the land 

use map, no active mines currently operate within the boundaries of the village although a number 

are located nearby.  These former mines provide sustainable development opportunities through 

adaptation and reuse.  Former gravel mines provide a valuable resource as this land can be quite 

valuable.  These former mines provide an abundance of opportunities for reuse such as wildlife or 

forest reserves, golf courses, or recreational areas.  Additionally, these mines have be adapted for 

residential development with the hole used for mining converted into a lake that can even be used 

for water retention (Campagna and Jackson 1999). 

PUD

A Planned Unit Development (PUD) is located in the southern portion of the village.  The PUD con-

tains nearly the entire land area of the village south of Morrow-Blackhawk Road (Figure 48 – Map 

of PUD), containing approximately 0.8 square miles of the village land or 40 percent of the total 

village area.  Only 20 percent of this area has been parceled out, and even less has been developed.  

The housing developed so far in the PUD varies based on location.  

As indicated on the Warren County, Ohio Auditor website, the Woodlands at Morrow develop-

ment, the northern two developed areas in the PUD (highlighted in yellow), contains over 200 lots, 

of which less than half (45 percent), have been developed.  These lots range between a quarter 

and a sixth of an acre and range from 1500 to 4000 square feet of finished living space.  The 

homes were built between 2004 and 2010 and range in value from $120,000 to $200,000.  In the 

southern portion of the PUD, some larger lot custom houses were built starting in 2006.  These 

lots range from two to three acres with finished living space of over 6000 square feet and price 

ranges from $300,000 to $600,000.  Similar to the other residential development, just over half 

of these lots (53 Percent) have been developed.  These large custom houses cannot be accessed 

from downtown Morrow without leaving the village.  
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Fortunately, much of the low-lying areas in the PUD were set 

aside as open space and have not been disturbed as these areas 

are prone to flooding and at the highest risk of erosion.  Most of 

the land in this area is listed as vacant (84 percent), according to 

the land use map (Fig. 48).  Most of the vacant land is forest, 84 

percent, while the rest is 6 percent is grassland and 8 percent is 

pasture (Fig. 42: Vacant Land in PUD).  Less than 1 percent is cur-

rently used for agriculture (Fig. 49: Map of Land Cover).  This area 

provides many opportunities for natural areas or conservation 

oriented development.

Water Bodies

The Little Miami River, a tributary of the Ohio River runs along the 

village’s business district.  Its connectivity to the businesses has 

been a concern of the village.  Today the two are quite separate 

and no clear connection made.  This could not only provide aes-

thetics but also an economic opportunity from the recreational 

activities as well as an educational outlet.  Creating connections 

between the natural environment and development that are sus-

tainable will enhance the Village and attract investment.       

Green Spaces

The beauty of the green spaces in the Village of Morrow pro-

vides a valuable opportunity.  In order to take advantage of this 

opportunity in a sustainable manner, a plan requires a combina-

tion of mission, vision, and goals.  First, the mission must be to 

provide greenery and abundance of plant life with large open 

space offering beautiful views of natural areas.  The vision of 

the plan must be to protect and preserve natural areas and open 

Fig. 42: Vacant Land in PUD

Fig. 43: Degree of Slope

Source: Warren County Ohio Auditor.

Source: Warren County Ohio Auditor.
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spaces while maintaining and improving the integrity of the natural urban forest, including woods 

and wooded corridors.  Finally, the goals of the plan must aim for the protection and conservation 

of woodlands and green spaces, the conservation of parks, and the corridors that connect these 

spaces. 

Agriculture

Two examples of agricultural activities in Morrow taking advantage of the local environment and 

economy are Burton’s Bamboo Garden (Fig. 44) and Valley Vineyards.  Situated on a 22 acre farm, 

Burton’s Bamboo Garden sells nearly 50 species of Bamboo.  Over 95% of the bamboo produced 

by Burton’s farm is for ornamental privacy screening.  Canadian and U.S. Zoos also purchase stems, 

shoots, and leaves as a food source for Pandas.  Although the local climate limits the bamboo spe-

cies that will grow in Ohio, Burton’s Bamboo has enjoyed 35 years of success.  Timber bamboo, 

from the genus Phyllostachys, is typically found in temperate and sub-tropical zones.  Colder tem-

peratures and winter winds will restrict growth and these plants may suffer die back, which limits 

use in the Ohio area (Burton 2013).

In 2012, Valley Vineyards was awarded the “Director’s Choice” Award for best specialty wind and 

best red wine by an Ohio panel of judges (Fisher 2012).  Since the 1830s, vineyards have thrived in 

Ohio due to favorable soils and climate.  The temperatures in Southern Ohio favor the grapes used 

in full-bodied red wines.  According to Donna Winchell, Executive Director of the Ohio Wine Pro-

ducers Association, for every dollar spent by customers at an Ohio winery, they spend $8 more on 

items like food, gasoline and hotels.  Valley Vineyards grows 60 acres of grapes and is the second 

largest wine vineyard in Ohio.  Opening in 1970, the winery at Valley Vineyards makes 18 wines and 

grows mostly French-American hybrids.

Valley Vineyards (Fig. 45) and Burton’s Bamboo Garden successfully illustrate both the contribu-

tions of agricultural operations and how most farms in the area are less than 100 acres in size 

(Census 2007).  Further development into appropriate agricultural niches, whether by going into 

specialty crops, encouraging agri-tourism, or expanding into organic markets, offer both environ-

mental and economic opportunities for the Village of Morrow and the surrounding area.

Fig. 44: Bamboo Source: Burton’s Bamboo Garden, 2013.

Fig. 45: Valley Vineyards Source: J. Kelley, 2013



60

Tourism and Recreation

“Nature Tourism is responsible travel to natural areas, which conserves the environment and im-

proves the welfare of local people.” (What is Nature Tourism, TPWD).  Examples include bird-

watching, camping, hiking, photography and visiting parks. Tourism not only boosts local economy, 

but also provides incentives for communities to conserve natural areas on which the industry 

depends.  
Recreation is any activity that diverts and refreshes the mind and body due to 
activity voluntarily undertaken for pleasure or relaxation that is apart from the es-
sential routines of life.  Recreation can be either active or passive. (Parks, Recreation, 
and Open Space Plan Update 2008).

Active recreation activities are those activities that require moderate to high physical exertion or 

participation.  They could range from field and court sports like soccer, baseball, football, biking, 

and jogging.  Open flat areas in the parks could be used for such activities.  Additionally, swimming 

pools and playgrounds for children can be constructed to facilitate such activities.

Passive recreation activities usually consist of quiet pursuits, with minimal physical exertion or 

participation.  Examples of passive recreation include: walking trails, picnic shelters, hiking and 

horseback riding, and arboretums.  Natural areas set aside for preservation due to slope restrictions, 

wetlands, or heavily wooded areas can be used for these activities.

Open spaces like parks and natural reserves provide various ecosystem services like groundwa-

ter recharge, floodplain protection, reduction of heat island effects, and so on. Apart from these 

services, parks and open spaces provide opportunities for various recreational activities and social 

gatherings which are important to develop community and social bonding.  Some of the recre-

ational functions of parks and open natural spaces are:

•	 Opportunity to be physically active;

•	 Positive social interactions to maintain community cohesion;

•	 Leisure activity improves mood, reduce stress and enhance a sense of wellness;

•	 Diverse recreational activities for all ages provide intergeneration interaction;
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•	 Structured community recreation serves as refuge for at-risk youth, and

•	 Therapeutic recreation for individuals with disabilities to be physically active, socially 

engaged and cognitively stimulated.

Parks and open spaces in the Village of Morrow that can be used for recreational activities are 

listed below according to various classification types:

Some of the potential tourism and recreation opportunities for Village of Morrow are as follows:

Caesar Creek State Park

Classified as Regional Parkland, the Caesar Creek State Park provides opportunity for recreational 

activities such as boating, camping, hiking, private horseback riding, picnicking and swimming.

Little Miami State Park/Scenic Trail

It is a linear park with paved trail that follows an abandoned railroad route.  Developed as a multi-

use recreational trail, it is predominantly used by hikers, bikers, and those on roller blades.  However, 

with 8 foot paved and 8 foot grass path, it has the potential to include horse riding trail as well.

Fort Ancient State Memorial

It is the site of ancient Indian culture.  The cultural importance of this site could be used to attract 

tourists to the area.

Morrow Veterans Memorial Park

The park provides opportunity for recreational boating, canoeing, kayaking, bird watching, photog-

raphy, fishing and hunting. It is developed as a multi-purpose park with active play fields, shelters, 

picnic areas and a watercraft launch access to the Little Miami Scenic River.  The park is also inter-

sected by the Little Miami Scenic River hike and bike trail which provides access to users of trails.
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Threats
Slope

The development of slopes can lead to land instability, erosion, and landslides.  Land areas with low 

slopes (0 to 5 percent) are considered stable and suitable for development.  Areas with slopes 

between 5 percent and 15 percent are generally stable and can generally be developed without 

great risk of landslides.  Areas with over a 15 percent slope are prone to instability and care must 

be taken to maintain stability, if developed, and areas with a slope greater than 25% are generally 

considered unsuitable for development (Randolph 2003 228-229, 341).

The Slope Map (Fig. 50: Map of Slope) illustrates the level of slope throughout the Village of Mor-

row.  Nearly half (47.8 percent) of the land area has low degree of slope, while only 13 percent of 

the land area has a slope greater than 25 percent (Fig. 43: Degree of Slope).

Agriculture 

With agricultural land use ranging from livestock and horses, to corn and soybeans, as well as fruits 

and vegetables, the potential exits for the degradation of surface and ground water quality (De-

brewer 2000).  Commercial fertilizers (nitrogen, phosphate, and potash) are used widely in the area.  

Micronutrients, livestock manure, sulfur and lime are also applied with commercial fertilizers.  These 

inputs associated with agricultural production are a major source of nutrients in water sources 

through runoff.  Additionally, pesticides applied to enhance crop production can also enter streams 

through runoff.

Sedimentation from poor agricultural practices is perhaps the greatest non-point threat to stream 

and river integrity (Debrewer 2000).  Sedimentation increases turbidity of waters, which reduces 

light, alters oxygen, and reduces available food supply to existing aquatic organisms.  Sedimen-

tation also contributes to nutrient pollution of water sources since phosphorus attaches to soil 

particles carried into water during erosion.   
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Green Spaces

The existing Planned Unit Development (PUD) threatens much of the woodlands in the village (Fig. 

48).  Sections one, two and five are currently under development, as described above.  Sections 

three, four and six are proposed but development has not yet begun, and based on comments 

from members of the village, development is no longer expected to be as proposed (Nathaniel 

Development 2012).  The zoning code for the Village of Morrow officially designates this area as 

PUD (Fig. 52).  Although the woodlands are a beautiful and peaceful place to live and a good place 

for housing development, the conservation and protection of this land is also important.

The desire for future development is an aspect of community planning which can lead to sprawl.  

Sprawl growth is a phenomenon that occurs in many suburban areas.  Further development is 

planned on the PUD woodlands in the Village of Morrow.  The woodlands specifically in the PUD 

zone are some of the most beautiful land in the Village.  The village has “156 acres of pristine green 

space,” including “wood and wooded houses” in the area in question (Ashford Homes 2012).  Hous-

ing development projects in the PUD may have benefits; however, it is important to protect and 

preserve the green spaces as well.  Therefore, balancing these two factors (housing development 

and protecting green spaces) is a very important consideration for future of the Village of Morrow.

Flooding and Storm Water Runoff

Flooding has many potentially negative impacts which can affect the Village of Morrow.  Floods 

cause property damage and endanger the lives of resident as well as wildlife.  Development en-

hances the risk of flooding through the increase in the amount of impervious surfaces.  These sur-

faces (paved areas, roofs) do not allow water to pass through them, so all water runs off of them.  

This runoff poses a number of problems.  First, these surfaces collect various pollutants such as 

nitrogen oxides from car exhaust, rubber particles from tires, debris from brake systems and phos-

phates from residential and agricultural fertilizers.  These pollutants are transferred to the rivers po-

tentially making them unsuitable for fishing or recreation (Frazer 2005).  Additionally, this increased 

flow of runoff to surface water sources such as rivers, reduces the level of infiltration into the soil, 

threatening aquifers and reducing stream flows in dry weather (Randolph 2003, 373).  The likelihood 
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of damaging flood events increases with the level of impervious surface coverage (Frazer 2005).  

The future development of the PUD region of the village may lead to an increase in impervious surface cover-

age, especially using current land use patterns seen in the developed portion of the PUD.  While reducing the 

amount of new impervious surfaces in the Village of Morrow is important, mitigation techniques for existing 

and new development can also be implemented.  Examples of these mitigation strategies include porous pav-

ing systems, bio-retention measures, and rainfall collection systems.  These systems can be integrated into 

development and can reduce runoff, reducing flooding risk, and can increase groundwater infiltration, protect-

ing aquifers and surface water based flows.  Dense, deep-rooted vegetation can also be incorporation into de-

velopment plans to filter pollutants and increase infiltration while slowing runoff velocity (Farr 2008, 175-176).  

Incorporation of these or other types of green infrastructure in future development in Morrow will increase 

sustainability while reducing threats to the natural environment of the area and its valuable resources.

Biodiversity

Maintaining biodiversity of Morrow’s natural environment is important for the integrity of its natural systems.  

Today invasive species have become ramped throughout the country due to connectivity and poor consumer 

decisions.  Invasive species need to be identifies and noted to combat the situation.  The problem with inva-

sive species is their ability to reproduce rapidly and consume a natural balanced ecology.  They pose a threat 

to and ecosystem, to the environment, to the economy, or to human health (USDA 2013).  A recent epidemic 

is the Asian Long Horn Beetle, which is currently threatening Ohio’s entire Ash tree population.  

The top ten Ohio invasive species include the Japanese Honeysuckle, the Japanese Knotweed, Autumn Ol-

ive, Buckthones, Purples Loosestrife, Common Reed, Reed Canary Grass, Garlic Mustard, Multiflora Rose, and 

Bush Honeysuckles (Ohio DNR 2013).  Similarly, Ohio’s rare and endangered species must be recognized.  Just 

recently, the Village of Morrow has become aware of a Bald Eagles nesting site just up-stream.  This can be 

beneficial for both the ecology of the region and through attracting interested spectators.  Also, the fresh 

water peal was harvested to near extinction in the region.  Other species include the Snowy Egret, Upland 

Sand Piper, Plains Gartersnake, Cave Salamander, Gilt Darter fish, and the Eboneyshell mollusk (Ohio DNR 2012).    
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Recommendations
Introduction

The Village of Morrow and its natural environment has much to provide for the future vitality of the area.  Our 

analysis shows us the richness of Morrow’s landscape and the multitude of possibilities its natural resources de-

liver.  Some general guidance based on Morrow’s natural environment SWOT analysis is as follows.

Agriculture

Although the amount of land used for agricultural purposes is expected to remain static (Meyer 2013), appropriate 

agricultural practices are required to maintain the integrity and inter-connected aspects of the natural environ-

ment.  

•	 One practice widely-adopted today is the use of conservation tillage.  Conservation tillage is any 

tillage or planting system that covers 30 percent or more of the soil surface with crop residue after 

planting to reduce soil loss from wind and water erosion.  Conservation tillage systems reduce ero-

sion rates by at least 50 to 60 percent and are an important measure to reduce loss of nutrients from 

crop fields (Hill and Mannering, 1995).  

•	 Stream bank protection zones and buffers can significantly reduce the impact of agricultural runoff.  

These riparian buffer areas are critical to maintaining the integrity of the natural environment (Ohio 

EPA 2010).  Not only do these buffers filter overland runoff of sediment and nutrient pollution before 

entering a stream, but also serve to maintain water temperatures, mitigate increased flow rates due 

to impervious surfaces, and stabilize stream banks habitats.

Green Spaces

•	 Most of woodland in the Village of Morrow is located in the planned unit development (PUD) zone.  No 

zone exists in the Village for promoting and facilitating conservation such as a Neighborhood Conser-

vation District (NC) zone.  The creation of such an NC zone would be a benefit to the area.

•	 Parks in the Village of Morrow are currently not well connected.  However, beautiful green spaces 

such as parks offer great scenery for bikers (dotted line in Fig. 51).  In order to connect parks, Little 

Miami Scenic Bike Trail routes could be expanded to create a corridor connecting these green spaces.  
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Fig. 47: Topography Map Source: Compliled by the authors with data from Warren County GIS.
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Fig. 48: PUD with Land Use
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Fig. 49: Land Cover Map Source: Compliled by the authors with data from Warren County GIS.
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Fig. 50: Slope Map Source: Compliled by the authors with data from Warren County GIS.
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Fig. 51: Green Spaces and Bike Trails Source: Compliled by the authors with data from Warren County GIS.



71

Fig. 53: Zoning Map Source: Compliled by the authors with data from Warren County GIS.
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Fig. 54: 100 Year Floodplain Source: Compliled by the authors with data from Warren County GIS.
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Fig. 52: PUD Zone
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Energy Analysis

Energy consumption would seem to be a relative term, despite many scientists’ objection 

that aggregate energy use is representative of an equally large “carbon footprint”.  The energy 

needs of a place vary depending on myriad differences.  Climates vary regionally, according 

to latitude, and in terms of landscape, ecology, and topography.  Residential energy consump-

tion, per capita, therefore depends on spatial location and ambient climate.  Personal energy 

consumption is also a choice of behavior that need not vary between people.  As important as 

external circumstances are, a significant quantity of energy can be saved through being knowl-

edgeable and proactive about our lifestyle.

It is true that the amount of money a citizen may need to spend on transportation energy can 

be different because of spatial location and transportation options.  Among the choices avail-

able for people are newer models of cars that boast improved gas mileage.  However, people 

also have the opportunity to car pool, if they take the time to manage the extra hassle of shar-

ing rides or taking public transportation to work.

Energy consumption in Morrow, Ohio – a rural village without every basic need met in town – 

may be dramatically different than a resident of a major city in the South (where the weather is 

quite different, for example).  The following study is an attempt to explore what costs citizens 

of Morrow may be experiencing within the major sectors of energy use: residential, transporta-

tion, industrial, and commercial.  Beginning by looking at Morrow’s relative energy consumption 

to the United States and Ohio, it can be shown that there may be room for improvement, in 

both the aggregate (overall) and the personal level.
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The reason this is important is that small economies feel the effects of 

high energy bills more acutely due to their limited (and volatile) sources of 

wealth generation.  Consider a small economy (or any economy for that 

matter) as a bucket with a leak.  The wealth generated within the econ-

omy is being poured in the top, and costs are leaking out the bottom.  

One of the most controllable aspects of personal finances and budgetary 

management measures include the control of the leaks.  Energy offers a 

wide variety of options through which individuals and municipalities can 

save their revenue.  Tax incentives for weatherizing homes, generat-

ing green energy, and purchasing energy efficient appliances exist to 

stimulate smarter consumer decision making for the future.1  Making wise 

transportation decisions, choosing a place to live near work, and dress-

ing appropriately for the weather can also play a large role in per capita 

energy use.  But first, it is necessary to look at Morrow comparatively.

U.S. Energy Consumption

In relative terms Ohio ranks 19th in energy production, 22nd in per capita 

consumption, and 29th in dollars spent on energy.  Ohio therefore, would 

seem to be a middle-of-the-road sort of state (See Table 1, below). It is 

also important to consider how Ohio uses its energy, as it may illustrate 

where it is possible to recover some losses.  Below is a chart showing the 

consumption in Ohio, by end-use sector (See Fig. 56).  This breakdown is 

not surprising as it resembles similar end-use consumption for the U.S. as 

a whole, as will be shown in the Figure 56.

To further illustrate how Ohio compares, Fig. 57 (below) shows end-use 

1  U.S. Department of Energy: Tax Credits, Rebates, and Savings
http://energy.gov/savings

Production Consumption per Capita 
Expenditures per 

Capita 

State 
U.S. 

Share
Rank Milllion Btu Rank Dollars Rank

Ohio 1.40% 19 332 22 3,907 29

 Fig. 55: Ohio Energy Consumption Ranking

	  

Source: Energy Information Administration, State Energy Data System.

 Fig. 56: Ohio Energy Consumption by End-use Sector, 2010
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energy consumption in the United States over time.  This dem-

onstrates two elements: (1) it illustrates, comparatively, how Ohio 

is spending its energy, and (2) how energy consumption has 

changed over time.  The implications of the time related trends 

will not be discussed in this paper, but nevertheless are still 

relevant to the topic of Morrow energy in 2013.  How Americans 

consider and use energy has been changing for over 60 years, 

as prices have remained at a very low per-unit cost.  Now that 

energy expenses are rising, communities and people should con-

sider ways to be more frugal with their use.

As discussed earlier, transportation consumption is governed, to 

some extent, by choice on the part of the citizenry.  To illustrate 

the difference associated with living in Morrow verses living in 

Cincinnati, we can compare “commute to work” times.

Fig. 58 shows distinct differences here.  The proximity of Salem 

township (and Morrow) to necessary amenities are dramatically 

different.  In Salem Township 53.8% of residents worked in their 

county of residence, as opposed to 81.7% who stay in Hamilton 

County when commuting.  The daily commute for residents of 

Salem average 32.7 minutes, sharply higher than Hamilton County 

where people drive 22.6 minutes, much closer to the national 

average.  There are also significant differences in the Means of 

Transportation to Work, yet another area where energy could 

potentially be conserved.  94.8% drives a car to work in Salem, 

whereas marginally fewer drive in Hamilton County: 88.4%.  Also 

important, 87.5% of Salem township residents drive alone; 8% 

higher than the number for Hamilton County.

	  

 Fig. 57: US Energy Consumption estimates by End-use Sector, 1950-2011
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Subject Hamilton County, Ohio Salem township, Warren County, Ohio

   Total Estimate Total Estimate

Workers 16 years and over 375,755 2,175

MEANS OF TRANSPORTATION TO WORK   
  Car, truck, or van 88.4% 94.8%

    Drove alone 79.5% 87.5%

    Carpooled 8.9% 7.3%

      In 2-person carpool 7.4% 6.4%

      In 3-person carpool 0.9% 0.9%

      In 4-or-more person carpool 0.7% 0.0%

    Workers per car, truck, or van 1.06 1.04

  Public transportation (excluding taxicab) 4.5% 0.8%

  Walked 2.8% 0.9%

  Bicycle 0.2% 0.6%

  Taxicab, motorcycle, or other means 0.5% 0.0%

  Worked at home 3.6% 3.0%

   
PLACE OF WORK   
  Worked in state of residence 93.7% 98.8%

    Worked in county of residence 81.7% 53.8%

    Worked outside county of residence 12.0% 45.0%

  Worked outside state of residence 6.3% 1.2%

Workers 16 years and over who did not work at home 362,104 2,110

   
TRAVEL TIME TO WORK   
  Less than 10 minutes 11.5% 9.0%

  10 to 14 minutes 14.0% 8.0%

  15 to 19 minutes 17.1% 11.6%

  20 to 24 minutes 19.7% 17.5%

  25 to 29 minutes 8.7% 7.2%

  30 to 34 minutes 15.7% 15.0%

  35 to 44 minutes 5.7% 11.0%

  45 to 59 minutes 4.3% 11.1%

  60 or more minutes 3.4% 9.8%

  Mean travel time to work (minutes) 22.6 32.7

Source: Energy Information Administration, State Energy 

Data System.

 Fig. 56: Ohio Energy Consumption by End-use Sector, 2010
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These differences in Transportation alone represent significant 

differences in bottom line expenditures for basic energy needs.

Residential Energy Use

It is no mystery that southwest Ohio weather can be unpredict-

able on both a daily and yearly basis.  In this area, the weather can 

be sunny, mild, and blue skies one day, and the next it’s cold and 

snowing.  Furthermore, in one year, there might be a long, dry 

heat wave throughout the summer, but the next summer is mild 

and has plenty of rain.  The residents of Morrow live and know 

these climate fluctuations quite well.  It impacts their lives and 

subtle and not-so-subtle ways – affecting everything from the 

clothes they wear, to the cars they drive, to their energy con-

sumption and costs.

One way to measure the fluctuation in temperature is by cal-

culating heating and cooling degree days, which measure the 

number of degrees per day above (cooling) or below (heating) 

65 degrees Fahrenheit.  On a given day, an average temperature 

of 67 degrees equates to 2 cooling degree days; an average 

temperature of 60 degrees equates to 5 heating degree days.  In 

Morrow, there is much fluctuation in heating degree days.  Since 

2005, the lowest annual total was 4,081 (in 2007) and the highest 

was 5,648 (in 2008).  The average is 5,160 heating degree days 

per year.  Similarly, the total annual cooling degree days also vary 

widely.  Since 2005, the lowest total was 647 (in 2009), and the 

highest was 1,114 (in 2007), almost double the 2009 total.  

Fig. 59: Heating and Cooling Degree Days
Source: Energy Information Administration, State Energy Data System.
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Heating and cooling degree days amount to real energy con-

sumption and energy costs for Morrow residents.  The United 

States Energy Information Administration compiles energy data 

and statistics for regions and states throughout the country.  The 

smallest-level data available is for Ohio and Indiana.  This data 

is used to estimate consumption and costs for Morrow resi-

dents. In Ohio and Indiana, electricity and natural gas are the main 

sources of energy.  Of the approximately 7 million homes in the 

two states, 66% use natural gas and 24% use electricity as their 

main heating fuel/source; and 84% have some form of electric air 

conditioning.  

The figure 60 shows the total energy consumption and costs of 

the average household in Indiana and Ohio.  In the typical Midwest 

household used about 1,600 kWh just for air conditioning.  This 

equates to about 15% of the electricity energy use in a typical 

Ohio or Indiana home.  Assuming that most homes that use natural 

gas use it primarily for heating, the typical costs of heating and 

cooling a home could easily reach $1000 per year.  Therefore, in 

Morrow there is tremendous opportunity to reduce energy con-

sumption and save residents money through residential energy 

savings programs.

Municipal Energy Use

The Village of Morrow owns several properties that require 

electricity, and it also manages energy expenses for a few utilities 

that service residents and businesses.  The municipal buildings are 

heated by natural gas.  The chart below details the municipality’s 

annual energy expenses for 2009-2012.

Form Consumption Costs

Electricity  11,220 kWh  $  1,145 

Natural Gas  830 ccf  $     943 

TOTAL  $  2,088 

 Fig. 60: Average Household Energy Use

Energy Information Administration, State Energy Data System.

Fig. 61: Village of Morrow’s Energy Expenses Source: Village of Morrow.



80

The Water Department in the Village of Morrow is responsible for providing water service to 

residents and businesses.  The electricity energy consumed by the Water Department makes up 

almost 75% of the electricity energy used by the entire municipality.  Other functions that make up 

a significant amount of electricity energy usage are the municipal buildings (15%), Main Street light-

ing (7%), and traffic lights (2.5%).  Nonetheless, the primary area for potential energy consumption 

and energy savings at the municipality level seems to be in water services.  More in-depth research 

could be carried out to identify areas for potential savings.

Energy SWOT Analysis

The capstone team and the Village of Morrow performed two SWOT analyses to identify the 

strengths, weaknesses, opportunities and threats in relation to energy.  The first SWOT analysis 

was performed to identify the basic energy issues from the viewpoint of our team. The second 

SWOT analysis was performed during the charrette with community members in Morrow, but did 

not focus on energy.  The second SWOT analysis is valuable for understanding how the communi-

ty views and values energy in Morrow, and how to move forward in making recommendations.  The 

SWOT analyses can be used to uncover solutions to the issues Morrow currently faces in relation 

to energy. 

Initial SWOT Analysis

Strengths 

The first step in the SWOT analysis was to identify strengths.  The first strength that was identi-

fied was that Morrow offers short travel distances within the village.  The area within the Village of 

Morrow (1.97 square miles) allows for residents to get to the center of town in a short amount of 

time, which is efficient for energy use. Secondly, many residents utilize wood burning stoves.  The 

Mayor identified this strength during our initial visit to Morrow.  He mentioned that many citizens 

take advantage of the natural resources in their backyards and use their wood burning stoves to 
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heat their homes.  Other strengths that were identified were: fiber optic cable exists through Mor-

row, residents and businesses have access to electricity and natural gas utilities and Morrow has a 

very close proximity to the Little Miami River. 

Weaknesses

Morrow has limited availability of goods within the village.  Most residents have to travel outside 

of the village to buy basic needs, which causes residents to use more energy.  Additionally, there 

is a lack of public transportation. I f residents do not have access to a car to travel the necessary 

distance to buy goods, there is no public transportation that allows them to gain access to goods 

and services. 

Furthermore, there is no local or state code regulating the energy use of buildings.  The lack of 

policy hinders Morrow from taking action to improve the state of energy.  There are many vacant 

and seemingly obsolete structures in the village core, which may use a lot of unnecessary energy. 

Opportunities

The strengths that were acknowledged at the beginning of the analysis were used to identify op-

portunities.  Morrow has a number of opportunities that it can take advantage of to improve the 

energy conditions.  First, there is an opportunity to create a more walkable environment within the 

center of the village.  Walkable environments promote healthy and energy efficient environments, 

because people may not need to use a car to get around. 

Another strength that Morrow residents may benefit from is the various incentives for energy effi-

ciency from federal sources.  Residents and businesses can both benefit from the incentives if they 

are educated on the number of opportunities and incentives available.  The area around Morrow has 

experienced tremendous growth within the past 10 years and has the opportunity for new energy 

efficient development.  Future developers may be able to take advantage of incentives, as well as 
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allow for strict guidelines on constructing buildings that are energy efficient.  Older buildings can 

also be weatherized to be more efficient, which residents can also use incentives for. 

Finally, there is a potential for renewable resources to be utilized in the Village of Morrow, such as 

wind, solar, micro-hydro power, and geothermal.  Some existing businesses may support further 

studies to implement renewable resource and create economic benefits in the future.  The part-

nership between businesses and the Village of Morrow to study and implement renewable energy 

creates an opportunity for economic growth.  Another way to improve Main Street is to bury the 

power lines.  Although this is not directly related to economic development, this may improve the 

aesthetics of the area. 

Threats

The weaknesses that were listed above were used to find threats that hinder Morrow from moving 

forward in developing a more energy efficient community.  The first threat to Morrow is that there 

is excessive development in relation to the size of the village and its current energy resources, par-

ticularly in the area around the village.  There is also a potential for additional growth, which means 

that there is potential for high energy-consuming suburban-style development.  This type of de-

velopment is such that there are big homes on large lots without energy use regulation.  If Morrow 

does not adopt policy or start to regulate the growth that is occurring, the village will continue to 

be inefficient. 

Finally, there is an increase in vacant and obsolete structures in the town’s core.  The vacant build-

ings are a threat to the village because they consume energy without being used.  Morrow should 

find a way to find a use for the vacant buildings or to create policies so that energy is not wasted.  
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Summary

This analysis has shown that although there are many weaknesses and threats that Morrow should 

be wary of, there are also a number of strengths and opportunities.  The Village of Morrow should 

find a way to create and adopt policies to encourage residents and business owners to be more 

energy efficient. 

Charrette SWOT

The following analysis is a summary of the SWOT (strengths, weaknesses, opportunities and 

threats) analysis done by the class using the SWOT gathered from the Morrow community during 

the first charrette.  The class identified strengths, weaknesses, opportunities and threats before 

the community-led charrette and used the SWOT from the charrette to make a combined and 

conclusive SWOT.  This final conclusive SWOT is what will be summarized below. 

Methodology

First, a word on the methodology used in the SWOT analysis done with the community. Initially 

there were about 30 community members present to do the SWOT analysis.  It consisted of ev-

eryone having the chance to freely express what they thought are Morrow’s strengths, weakness-

es, opportunities and threats by writing their ideas in a sticky pad and placing them on the corre-

sponding categories.  Then the common answers were combined and members of the community 

were given the chance to rank these answers based on which ideas need the most attention.  

There was a 4-tier ranking system method using different colored stickers; blue stickers indicated 

the highest priority, yellow, green and red.  Red was a source of confusion for some members of 

the community because while it meant that it was to indicate ideas of least priority some thought 
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it meant that these items are not an issue. After the dots were 

put on the items the SWOT done by the class was compared 

to, and combined with, the SWOT with the dots.  This combined 

SWOT is what will be discussed next.

Strengths 

The reoccruing item that was seen on all the categories was 

business. In the strengths category the community identified 

business opportunites as a positive aspect of Morrow.  Natural 

environment, tourism, walkable Main Street, bike trail were as-

pects that were identfied as strong points.  The existance of 

clean water, walking path along the center and both sides of Main 

Street as well as a designated bike path all are positive aspects 

that Morrow can use towards its growth.  The location of Mor-

row is something that was identified as a strength as it is in close 

proximity to Cincinnati and also on the path towards Columbus 

and Cleveland while also being indentified as being in a historic 

district.

Weaknesses

As noted above the lack of a variety of businesses has been 

indentified as a weakness.  The age of the buildings and vacancy 

of certain structures were also identified as areas that need to be 

improved.  The lack of the sense of community and togetherness 

is also something that was identified in a variety of ways.  The 

lack in the usage of Main street is something that was identified 

as a weakness.  Signage and attracting a wider variety of ages 

was also identified as areas that need to be improved.  Housing 

	  

	  
Fig. 62: Student SWOT Analysis Source: Compiled by authors.
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options for the elderly and a wider demographic was alswo identified as something that is needed.  

A need for a grocery store was also indetified as something that was a weakness.

Opportunities

The opportunities and the strengths share similarities which explains why businesses was identi-

fied as a way to improve Morrow.  Specifically, the community stated that grocery stores restau-

rants and Main Street redevelopment are areas that would serve as opportunities for revival.  The 

community also stated that redeveloping the schools as well as rebranding the village would be a 

promising way to improve Morrow.  Interesting topics not addressed in the opportunities section 

are looking into energy and water supply improvements, Planned Unit Developments (PUD), gravel 

mine despository, and annexations were also not addressed. 

Threats

The areas of infrastructure, natural environment, sense of apathy, economy, and the communit im-

age have been identified as areas that need to be addressed with urgency.  The aging sewer  sys-

tem was identified as infrastructural improvement.  Parts of the natural environment that need to 

be addressed are agricultural practices, land use, being in the floodplain, land fill and the state of the 

habitat.  The sense of apathy was a reoccuring theme which was elaborated by community mem-

bers as the sense of being used to what is currenlty available and thus being indifferent to change.  

The lack of the sense of community has also bee reoccuring item of concern. 

`
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Conclusion

Speaking with the community has shown that energy is not a major topic of concern in Morrow.  

We identified a sense of apathy among the community members, and this is something that the 

leadership in Morrow should be wary of.  In order to change and improve the energy situation in 

Morrow, the local leadership should encourage the community to embrace redevelopment that 

promotes sustainability and energy efficiency.  Community members identified that there are op-

portunities in the business district and that they are interested in improving Morrow by rebranding 

it.  Taking the enthusiasm and positive energy that has has been established within the community 

will bring these projects and opportunities to life.  Morrow has a special opportunity to increase 

energy efficiency and encourage more sustainable practices, and should do so by engaging the 

community and establishing and promiting energy efficient  policies. 

Energy Saving of Village of Yellow Springs, OH

Introduction

The Village of Yellow Springs, often cited as an energy saving example, has a total area of 2.02 

square miles, similar to the area of Morrow with an area of 1.97 square miles.  Yellow Springs was 

home to 3,487 residents in 2010, which is triple the population of Morrow.2  Comparing the two vil-

lages by total energy consumption makes little sense because of this population disparity.  There-

fore we focus on individual energy consumption and how changes in Yellow Springs have brought 

big impacts.

In analyzing Morrow, using the Village of Yellow Springs as a case study has distinct advantages: 1) 

Yellow Springs and Morrow have nearly same geographical location and climate pattern; 2) both vil-

lages have similar features – they are rural communities with small population and territory; 3) both 

villages seek to capitalize on tourism to help growth; and 4) from political environment perspective, 

2  Data from 2010 Demographic Profile, U.S. Department of Commerce, http://www.census.gov/pop‐
finder/
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both have same state-level opportunities for energy saving policies, such as housing loan policy 

for energy efficient houses.

Energy Consumption Analysis in Village of Yellow Springs

Yellow Springs, Ohio as a community was approached by their electrical energy provider, AEP, 

with a proposal to commit to a long term energy rate in order for AEP to guarantee use of elec-

tricity from a planned new coal power plant.  Yellow Springs said no, committing instead toward 

energy reduction and renewable energy.

City of Yellow Springs: Energy Analysis, conducted by the Building Energy Center at the University 

of Dayton in 2009 mainly concentrated on housing energy cost & saving which is a major area of 

energy consumption in the Village of Yellow Springs.  The analysis found that energy consumption 

declined from 2003-2007.

Before the study and analysis, a concept, Energy Star, was introduced. 
ENERGY STAR is a joint program of the U.S. Environmental Protection Agency and 
the U.S. Department of Energy helping us all save money and protect the environ-
ment through energy efficient products and practices.3

The Energy Star program involves electrical appliances, home improvement, and plants.  In short, 

an Energy Star home could be described as a well-insulated home, surrounded by trees and hav-

ing high efficient electrical appliances.  An Energy Star label on an appliance identifies it as energy 

efficient. 

From 2003-2004 to 2007-2008, monthly energy intensity (kW‐hr/sq. ft./month) for Yellow 

Springs, as show in Figure 63:

3  U.S. Environment Protection Agency, http://www.energystar.gov/index.cfm?c=about.ab_index
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Fig. 64 shows a plot of the average energy intensity (kW‐hr/sq. 

ft./month) of Yellow Spring in comparison to the Midwest aver-

age and an Energy Star home located in Yellow Springs.  This 

figure reveals that the Yellow Springs average energy use per 

square foot is slightly above the Midwest average, but about 3.5 

times greater than the energy use in an Energy Star home in Yel-

low Springs.  The drastically greater energy intensity than Energy 

Star homes shows Yellow Springs has a far way to go to achieve 

village-wide energy efficiency, but it also shows the huge poten-

tial they have for improvement in residential energy efficiency. 

Some residents in Village of Yellow Springs, like many people 

around the nation, have the will to achieve sustainability.   Rick 

Walkey, a resident Village of Yellow Springs, said: 
If Yellow Springs could reduce its energy con-
sumption by about 40%, once the solar and 
hydro power sources come on line in about three 
years, Walkey observed, the Village could be-
come sustainable. I vote yes.4

Energy Savings Implementation

Energy calculator and comparison5 is user-friendly online tool for 

calculating and estimating how much an individual home pays for 

their energy bill and shows peer comparisons at the state and na-

tion level.  It covers all energy consumption like heating and cool-

ing, laundry, lighting, general appliances, etc.  One useful function 

of this tool allows users to find out how much certain light bulbs 

4  Village Council Minutes - June 20th, 2011, Village of Yel‐
low Springs, http://www.yso.com/index.php?page=minutes-june-
20th‐2011
5  Energy Depot, Village of Yellow Springs, http://www.ener‐
gydepot.com/AmpOhiores/appcalc/pg1.asp?ID=0

Fig. 63: Changes in Monthly Energy Intensity (kW-hr/sq. ft./month) for Yellow Springs 
	  

Source: City of Yellow Springs: Energy Analysis.

	  Fig. 64: Average Yellow Springs Monthly Energy Intensity (kW-hr/sq. ft./month)
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cost per year, the bulb type, wattage, quantity and lighting hours, while calculating savings by 

replacing incandescent bulbs with energy saving bulbs. 

Energy Library6 is an educational site for people who have the will to rebuild their homes to energy 

efficient standards. It teaches people how energy can be saved in all aspects.  It covers house in-

sulation and weatherization, heating and cooling, lighting, appliances, etc. For example, people could 

improve their house and cut down energy bills by easily checking and weatherizing the homes wall 

insulation (shown below). 

Efficiency Smart Residential Rebate Program7 is an incentive for energy saving. Efficiency Smart 

is a partner of the Village of Yellow Springs’ in providing energy efficiency services to their util-

ity customers and has added four new products to its residential rebate offerings.  Nearly $500 is 

available to residential utility customers, including:

•	 $50 rebates on select ENERGY STAR qualified refrigerators

•	 $50 rebates on qualified clothes washers

•	 $15 rebates on select ENERGY STAR qualified ceiling fans with lights

•	 $25 rebates on select ENERGY STAR qualified dehumidifiers

•	 $250 rebates on select ENERGY STAR qualified heat pump water heaters

•	 $100 rebates on qualified furnace fans with electronically commutated motors 

Discussion

Based on the brief analysis above, two arguments could be strongly demonstrated.  First, though 

people in Village of Yellow Springs have a strong willingness to sustain their community, they are 

still a long way from reaching true environmental and energy sustainability.  However, from 2003-

2008, a nice trend showed in the analysis that energy consumption declined slightly.  Furthermore, 

the presence of Energy Star homes demonstrates how residential energy consumption can be cut 

6  ibid
7  Efficiency Smart Residential Rebate Program, Village of Yellow Springs http://www.
yso.com/index.php?page=efficiency-smart-residential-rebate-program

	  
Source: Energy Library.Fig. 65: Wall Insulation
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down by 75% from the normal Yellow Springs home.

Nonetheless, even with Energy Star homes in the Village of Yellow Springs, the average energy 

cost of the village is higher than Midwest level.  It means, to lower the energy cost, more Energy 

Star homes are needed.  With further implementation and efforts they continue making, energy 

efficiency trends in Yellow Springs demonstrate the potential for impactful improvements.

Yellow Springs offers a good example of a small rural town near a city that is taking strides 

towards sustained energy efficiency.  Given their similarities, the Village of Morrow can take away 

much from this case study, particularly how to promote energy saving measures within the vil-

lage.

Resource List

U.S. Department of Energy – energy.gov

This website is a clearinghouse for a wide range of energy information.  It provides stories of 

municipalities taking energy-saving measures, tips for home owners to weatherize their homes, 

information about fuel economy and energy efficient cars, and access to a database of tax cred-

its and rebates to help offset costs of efforts that increase energy efficiency.

Green Energy Ohio – www.greenenergyohio.org 

GEO promotes environmentally and economically sustainable energy policies and practices in 

Ohio.  The website provides informative updates about all things energy in Ohio, including infor-

mation about green jobs, rebates for solar water heating, and a list of resources available in Ohio.

The Public Utilities Commission of Ohio – www.puco.ohio.gov/puco/ 

PUCO provides consumer and industry information for Ohio’s public utilities, notably for electric, 

natural gas, and water.  This site allows consumers to compare rates from a variety of sources for 

electric and natural gas.  It also provides information regarding energy assistance programs and 

energy conservation tips.
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U.S. Department of Energy: Energy Efficiency and Renewable Energy – www.fueleconomy.gov

This website provides users with in depth information about their specific model of car, how to 

calculate their own mpg, and has a trip calculator to estimate fuel costs for any route one chooses.  

This is an easy to use tool with an enormous number of resources specifically concerned with 

transportation fuel consumption. 
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Water and Solid Waste Management Analysis

SWOT Analysis
The data collection process for Water & Solid Waste Management consisted of field visits, 

personal observations, external resource research, and correspondence with the Village of Mor-

row officials.  In order to organize our observations, we have categorized them into Strengths, 

Weaknesses, Opportunities and Threats (SWOT).  The SWOT analysis helps us to streamline 

further research as it illustrates the correlations that exists between the different categories. It 

also helps us to determine what strategies to pursue in terms of mitigation and capitalization. 

 

Some of the village’s assets were determined to be relevant to more than one category.  The 

future decisions of the Village Administration will help in determining the effect of each of 

these assets.  

 

Strengths

1. High Quality Water Source

According to the Village of Morrow Drinking Water Consumer Confidence Report 

(2011), the village of Morrow draws water from buried sand and gravel aquifers with 

two (2) wells located at 210 Penders Avenue adjacent to the Scenic Little Miami 

Bike Trail.  According the water sample analyzed by Test America, the contaminant 

levels were well below the allowed Maximum Contaminant Levels. 

2. Open Space for Bio-Infiltration

Throughout Morrow there are areas of open green space that could serve as 

future bio-infiltration sites. Infiltration infrastructure such as bioswales, rain gardens, 
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porous surfaces, or storm water retention/detention 

ponds will help mitigate flooding, prevent runoff into 

the Little Miami River, and preserve overall water qual-

ity. 

3. National State Protected River 

The Little Miami River is classified as a National Wild 

and Scenic River.  Therefore it is protected from 

future development that could contaminate the water 

or degrade the rivers recreational uses.   

4. Surplus Sewer Taps

The Village of Morrow has a surplus of sewer taps. 

The Woodlands at Morrow development was slated 

to construct 900 homes, but approximately 650 

were built. This means that city has not met its quota 

for hookups and that the sewer infrastructure is not at 

capacity.

Weaknesses

1. Minimal Street Drainage – Possible Flooding In CBD

Storm water drains are located primarily along Main Street 

and Pike Street in Morrow’s CBD, as well as the basin 

south of Pike Street and east of Front Street.  This leaves 

a large portion of Morrow’s CBD, including residential 

properties, vulnerable to flooding or standing water.  Ad-

ditionally, due to the CBD’s close proximity to the Little 

Miami River, a lack of storm water drains could lead to 

contaminated runoff draining directly into the river. 

2. Lack of Restrooms / Amenities in Recreation Areas

Morrow is home to several recreation areas managed by 

Fig. 126: Water and Solid Waste SWIOT Infographic Source: Compiled by authors.
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Warren County.  These areas are used by the community to host sporting events like foot-

ball and baseball.  According to Morrow residents, these recreation areas bring over 1,000 

people into the area on a given summer afternoon.  Despite the large influx of people into 

these parks, there is a lack of adequate facilities like restrooms and other amenities.  This can 

present a problem for residents visiting these recreation areas and wishing to buy food at a 

concession stand or use restroom facilities.

3. No Existing Solid Waste Reduction Program

In 2011 Morrow produced 708.5 tons of solid waste and 73.29 tons of recyclables. In 2012, the 

amount of solid waste increased to 811.5 tons, while recycling was reduced to 67 tons. Since 

2010, solid waste has increased by 36%, while the amount of recycled material decreased by 

5.5%.  Although Rumpke provides solid waste collection and recycling to Morrow residents, 

the city has no plan or program aimed towards reducing solid waste in the future.  If Morrow 

wants to advertise itself as being environmentally friendly, creating a program that employs 

emerging solid waste reduction technology and educates the public on waste reduction 

strategies will be essential.  

Opportunities

1. High Quality Water Leading To Tech Industries

The Village of Morrow provides high quality water to its residents.  This strength pro-

vides an opportunity to attract high-tech industries that need high quality water to pro-

duce their goods (need to do some research to find example companies).  By combining 

the city’s high quality water with new technologies that purify it further, the market for 

high-tech industries in Morrow will grow.

2. Create Dual Purpose Open Spaces

Taking advantage of Morrow’s existing parks and open spaces as dual-purpose public 

spaces could prove the opportunity for reducing storm water runoff and aquifer re-

charge.  Storm water reduction technologies can be integrated into existing open space 

landscapes through the use of rain gardens, retention ponds, and porous pavement.  By 

creating dual-purpose landscapes, residents can enjoy Morrow’s open spaces while they 
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recharge groundwater sources and actively prevent storm water runoff. 

3. Gravel Pits – Potential Employment & Recreation Opportunities

The gravel pits located around Morrow’s municipal boundary present several opportuni-

ties.  One is that if they still contain natural resources, they could lead to an increase in 

employment. If there is no viable industrial use for the pits, they could potentially be 

used to for outdoor recreation or aquaponics. 

4. Surplus Sewer Taps

The Village of Morrow has excess sewer taps available and, therefore, has the oppor-

tunity to sell them to developers who would be interested in continuing development 

on the same plat as the Woodlands of Morrow Development.  This is also important as 

the village will not incur the cost of expanding the sewer system to accommodate the 

new development.

Threats

1. Aging Sewer & Water Infrastructure 

The Village of Morrow has recently encountered problems with its water filtration 

system.  The aging filters are easily clogged and unless replaced can cause major leaks.  

These leaks can result in the loss of water pressure and loss in water supply.  While the 

most recent leak has been remedied, it is inevitable that Morrow’s aging infrastructure 

will continue to have problems unless updated or replaced.

2. Located in Floodplain

The Village of Morrow is located entirely in the 100 year floodplain.  A 100 year flood 

means that the flood has a one percent chance of being equaled or exceeded in mag-

nitude in any given year. Considering the village’s CBD is adjacent to the Little Miami 

River and Todd’s Fork, the floodplain is a definite threat to future businesses consider-

ing locating there. 

3. Lead From National Guard Firing Range in New Development

The Village of Morrow was once home to a National Guard Firing Range.  The range has 

since been decommissioned, and high income housing has been built on the former 
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site.  The potential for lead contamination of the soil is high following its former use as a 

firing range.  While the housing units presently on the site should have remedied the im-

mediate problem, it is unclear whether the proper remediation took place to prevent soil 

contaminated with lead from entering the groundwater.

4. History of Numerous Gas Stations Impacting Ground Water / Soil Quality

Morrow was once a hub along the Little Miami Railroad and a popular stop for motorists 

along Pike Street.  Gas stations and restaurants lined the streets during that time, many 

of which have closed.  Former gas station sites can pose a serious threat to the quality 

of groundwater in Morrow because most gas station tanks leak and many sites are not 

properly remedied after a station closes.

5. Gravel Pits – Potential Contamination

Depending on the method of extraction used to mine the gravel, the gravel pits sur-

rounding Morrow could be contaminating the groundwater.  Research on this subject has 

shown mixed results as some say that the impact is very minor, while others show high 

levels of contamination. I n either case, the impacts of these gravel mines on the ground-

water warrant further investigation.

Student SWOT Analysis

One of the primary methods of assessing the current conditions of Morrow was the use of two 

SWOT analyses.  The first was conducted by the University of Cincinnati planning students and the 

second was a public charrette with community members.  The highlights of both analyses are de-

tailed below.

As detailed in the previous chapters, the student groups were separated into different concentra-

tions that centered on different focus areas such economic development, transportation, natural 

environment, etc.  Using information collected from individual research, site visits, discussions with 
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Fig. 127: Water and Solid Waste SWIOT Map Source: Compliled by the authors with map data from Warren County GIS.
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community leaders and members, each group prepared a SWOT analysis for their concen-

tration and explained their rationale to the students and faculty.  The primary focus of the 

economic group was on the general economic vitality of the community, assessment of the 

business community, assets that the village can leverage for economic growth and conditions 

that could affect tax revenues.  A summary is listed below:

Strengths

Morrow has many assets that can be leveraged for economic growth- the downtown area and 

general walkability; tourist opportunities with bike trails, winery, and proximity to natural set-

tings; proximity to interstate and major roads; cooperative government and chamber of com-

merce; unique businesses opportunities like a bamboo farm and fiber optic cable; and general 

opportunities for growth

Weaknesses

Lack of businesses, specifically a grocery store and restaurants; bypassed by I-71; young 

people leaving the village; lack of branding

Opportunities

The village is ripe for economic development; new infrastructure like trails and other amenities, 

coupled with better branding, can increase tourism opportunities.  The Planned Unit Develop-

ment (PUD) is not yet complete and could be repurposed to accommodate changing home 

trends.  Gravel mining was also mentioned in that property owners could utilize their land for 

financial gain; however, there was a debate about the environmental impact.  Finally annexations 

could increase tax revenue.

Threats

Declining infrastructure; lack of businesses; and negative stigma of village
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Village Charrette

A community meeting was held at the high school.  A general invitation was sent out to com-

munity members to participate in a community SWOT analysis to measure their sentiments of the 

community.  Further the exercise was also to see if the student SWOT analysis was on base with 

the community concerns.

We asked community members to write on Post-Its of what they viewed as Strengths, Weak-

nesses, Opportunities, and Threats.  Afterwards, students grouped the individual topics into 

broader themes.  Participants were given a set of colored dots.  Each color represented a level of 

importance, with blue being the most important, yellow somewhat important, green less important, 

and red meaning not important.

One of the overarching themes of the SWOT analysis concerned the economic health of Morrow.  

For each of the different categories, business and economic growth received the most blue dots.  

Citizens believed that Morrow is in a position of economic growth and can capitalize on many 

opportunities, mainly marketing its small town charm and numerous amenities to cater towards 



tourists.  However, almost everyone in the community identified many elements that hinder growth 

in Morrow, mainly the lack of existing businesses like restaurants and a grocery store, the lack of 

consistent branding of the time, and the stigma of the village being “backward” and “run-down.” 

Strengths

Of the strengths category, the topics that received the most blue votes concerned the local busi-

ness climate.  This indicates that many of the strengths within Morrow can lead to a strong business 

environment.  Many of these strengths identified the village can use to stimulate growth.  These 

include: bike paths (both existing and proposed), natural environment, and tourist amenities.

The common theme to these features is that these strengths can be capitalized in two ways.  The 

first being that Morrow can be an attractive village for a day trip, whether it be driving through or 

stopping by during a bike ride.  Many of the businesses in the downtown proper- like Miranda’s- cater 

to the visiting clientele.  The second aspect is that these features can be attractive for new residents 

who want a certain quality of life.  An increase in residents can better sustain businesses like a gro-

cery store and restaurants, both which are in high demand amongst the residents of the village.

The overall quality of life also was recognized as a strength.  Topics such as good schools, good 

community/people, small town feel, and a farmers market received a considerable amount of yellow 

dots.  These aspects speak to the overall quality of life that citizen’s desire and what many new resi-

dents also desire.  These strengths are important to attracting new residents and the overall branding 

for the village

Strengths that were mentioned in the student SWOT analysis, but absent in the community SWOT 

analysis: fiber optics, bamboo, chamber of commerce, surplus sewer taps, and the winery.

Weaknesses

The weakness section had more categories than the strengths, with the overwhelming concerns 

focusing on the local economy.  The number one concern for residents was the overall lack of busi-

nesses in the village, specifically a grocery store and restaurants.  Having to drive varying distances 
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for even most basic amenities is problematic because it increases the dependency of driving, 

and these costs add up with rising gas prices.  Further, the village loses dollars to other commu-

nities when these services could be provided within the village proper.

Blighted buildings and run down infrastructure were also cited as two key concerns.  Many 

residents viewed most of the downtown as being blighted with absentee landlords and general 

disinvestment.  The lack of investment is extended beyond downtown in deferred maintenance 

to roads and other key pieces of the village’s infrastructure.  

Probably one of the most recurrent concerns was the stigma that Morrow is perceived as “back-

ward,” specifically that certain residents of the village are resistant to change  The reason for this 

negative stigma is rooted in part to past administrational actions, and how some members of the 

community are resistant to change.  This negative mentality, coupled with the lack of businesses 

and blight, makes it less likely for young people to stay in the Village, and encourages potential 

residents to entertain the idea of settling elsewhere.  .

Items that received the most red votes were public transportation, tourism, I-71, signage.  Resi-

dents do not think that public transit is a viable option within the village and there is little one can 

do about I-71.  Other items like drug abuse, lack of diversity, and senior amenities were also low 

on the list.  These items typically can be a deterrent to economic growth, but residents viewed 

these as marginal topics.  For the most part the issues identified by the students correlated with 

those identified in the community charrette. 

Opportunities

The overwhelming consensus was that Morrow is ripe for new economic development and new 

business activity.  Some of the most cited business needs- those in yellow- are more restau-

rants and a grocery store.  Further, community events, increased branding, and main street re-

development can lead to increased business activity.  Another concern was better branding- via 

new advertisement or place making with identification of the village’s history- can attract more 

business.  
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In terms of attracting new residents, school redevelopment was important, whereas not too many 

people were concerned with homeowner subsidies.  Finally, many residents commented on the lack 

of nightlife/tourism; however, most people viewed it as a low priority.

Items identified in the student SWOT, but not the community SWOT, were the Plan Unit Develop-

ment (PUD), annexations, and gravel mining.  We thought that residents might identify the PUD as an 

opportunity because there is still room for growth.  More residents in the PUD and possible annexa-

tions would also improve the tax revenue of the Village, allowing for increased revenues that could 

be applied to various improvements.  Gravel mining was not mentioned, and once it was brought up 

in the charrette analysis, it was of very little priority.  

Threats

As with the other categories, the local economy was the top priority, receiving the most blue dots, 

followed by a fear of change.  The stagnation of the local economy and lack of amenities has a self-

perpetuating cycle of fear of investment, no reasons for outsiders to visit, no reason for people to 

stay, and no reason for people to relocate to the village.  The fear of change could hinder any new 

and innovative business solutions proposed.

Further threats to economic growth include issues that were highlighted in the weaknesses section: 

declining infrastructure, negative community image, divisions within the community.  A threat worth 

noting is how most of the downtown is within the 100 year floodplain.  This affects economic activ-

ity because businesses and residents must pay higher rates for flood insurance.

Finally the schools received the most reds dots, primarily because most of the people thought of 

the school as an asset, and, therefore, this can be leveraged to attract new residents and retain exist-

ing ones.
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Morrow Main Street Redevelopment Strategy

Introduction
The Village of Morrow is positioned to take advantage of its existing assets, and evolve into 

an enjoyable location for tourists and residents.  In Phase I, community assets were identified 

through the Strengths, Weaknesses, Opportunities and Threats (SWOT) Analysis, and a fur-

ther analysis was conducted on the existing conditions of the following areas: physical, natural 

environment, economic, energy, transportation, and water and solid waste management.  The 

findings of this phase are now applied to three specific areas of Morrow in Phase II through 

the development of scenarios for each.  These three areas are Morrow’s Main Street business 

district, the Planned Unit Development (PUD) and the West Pike Commercial Plaza.  This sec-

tion, then, outlines the first scenario, i.e., the Morrow Main Street Redevelopment Strategy to 

forecast the future of Morrow’s Main Street business district.

Interconnectivity between Morrow’s Main Street business district, the surrounding village and 

adjacent communities surfaced as a key priority in the previous analysis.  The Little Miami 

Scenic Bike Trail is an ideal asset, and initially attracts people to the village.  However, cyclists 

and pedestrians have no incentive to spend additional time in the Morrow Main Street business 

district.  Cyclists, pedestrians, and automobile through-traffic regularly bypass the business 

district.  The addition of sidewalks and shared bike and pedestrian paths would attract visi-

tors to spend additional time in the business district.  Additionally, Main Street also needs to 

be unified with the Planned Unit Development (PUD) and the West Pike Commercial Plaza to 

form efficient connectivity.  A variety of transportation throughways and connecting elements 
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is recommended for Morrow. Multi-modal transportation options will elevate the village beyond a 

largely vehicle-dependent community and influence more sustainable traveling.

An abundance of green space is another key asset of Morrow, and the business district contains a 

number of public parks and green spaces.  However, thriving and sustainable parks in Morrow are 

hindered by the issue of regular maintenance and upgrades.  Placing additional emphasis on Down-

town parks to improve Morrow’s public spaces would encourage travelers on Little Miami Scenic Bike 

Trail to stop and spend time in Morrow’s downtown area.  Further, upgrades, such as cyclist-friendly 

amenities, can further increase the likelihood that travelers will spend time and money in Morrow.  

Therefore, green space improvements have the potential to generate tremendous sustainable and 

economic impacts in the Village of Morrow.

Shopping options are currently very limited in Morrow, and residents must travel outside of the vil-

lage proper to obtain basic needs and specialty goods and services.  Initial analysis and community 

input have indicated that Morrow residents see a great potential for economic growth in the Main 

Street business corridor.  By attracting new and strategic businesses, residents and visitors will no 

longer be forced to leave Morrow to purchase goods and services.  An improved business climate 

centered along Main Street would elevate the Village of Morrow to a true destination location.  Three 

main concepts: re-inhabitation, redevelopment, and regreening guide the recommendations for Mor-

row’s Main Street business area, and are elaborated in this phase of the report.

Physical Analysis

A qualitative physical analysis of the built environment in the Main Street study area was conducted 

during a neighborhood walk in February 2013.  The assessment of the building stock is based on the 

physical appearance of the property, photographs and the personal perspective of the examiner.  

The color spectrum offered in the map depicts those pockets of the study area where the physical 

condition of the buildings are generally in better or worse condition.
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The majority of the buildings are in either a good or regular 

condition, although this analysis is very subjective.  Unfortu-

nately, a significant number of buildings along Main Street are in 

poor and bad condition.  These buildings in poor or bad condi-

tion work directly against one of the strengths of Morrow - the 

Loveland Bike Trail that passes directly through the village.  From 

the perspective of trail-users, Main Street has limited appeal or 

attraction.  Further, the appearance of buildings in poor or bad 

condition also reduces the area’s appeal as a gathering place 

for members of the community (Dunham-Jones and Williamson, 

2011). 

In addition to poorly maintained buildings, an over-abundance of 

parking reduces the appeal of the Central Business District.  Too 

much parking can be as bad as too little parking.  The detrimental 

effects include wasted space, which carries the economic pen-

alty of lost business opportunities.  More importantly, too much 

parking can sap the vitality of an area by negatively affecting 

aesthetics.

Liner buildings are an option to mask parking areas and provide a 

full two-sided retail core from the vantage point of the bike trail 

(Dunham-Jones and Williamson, 2011).  The smaller size of liner 

buildings encourages local entrepreneurs due to the lower cost, 

while at the same time deterring national franchises, which require 

more square footage.  In this sense, the use of liner buildings can 

build on the small town character of Morrow.

Historically a transportation hub, the loss of rail service and 

Fig. 66: Building Conditions Map Source: Compiled by authors.
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conversion of the railroad to a bike trail in Morrow provides an 

opportunity for the village to reorient itself through the adaptive 

reuse of the existing structures and aging building stock that are 

no longer in good condition. 

With respect to the building character of the Main Street area of 

Morrow, two-story buildings dominate the area.  Comprehensive 

plans and form-based zoning offer an opportunity to build on the 

existing visual continuity and architectural unity of current build-

ing stock, which would contribute to a sense of place and further 

reinforce the small-town rural character of the village.  Addition-

ally, zoning measures could encourage a mix of uses within each 

building to foster interaction and density, with retail and office 

activities on the first floor and housing on the second floor of 

buildings to revitalize the Main Street Central Business District. 

Green infrastructure and open spaces are the second citizens of 

Morrow that contribute to the overall well-being of the commu-

nity.  Currently, a lack of connectivity exists between the Central 

Business District and the surrounding natural environment.  Inte-

grating the beautiful natural landscape and waterways of Mor-

row would serve to not only enhance the rural character of the 

village, but also complement the existing bike trail that traverses 

the Central Business District along Main Street.  Parks, multi-use 

recreational facilities, and open space not only provide ecological 

benefits, but when linked also provide visual and environmental 

connections within a community. 

Source: Compiled by authors.

Source: Compiled by authors.

Fig.: 67: Stories Map

Fig. 68: Green Spaces Map
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The natural beauty of well-maintained, networked open spaces 

can serve to define a community or neighborhood, creating a 

sense of place while adding value to adjoining parcels of land.  

Even in smaller communities consideration of open space and 

green infrastructure is important, often as much in terms of qual-

ity as quantity (Kelly, 2010).

As Morrow moves forward, it is important to incorporate into 

the Main Street area the natural beauty in and around the village, 

as well as promote a dense, walkable Central Business District.  

Walking and cycling can reduce vehicular traffic, road mainte-

nance, parking requirements, and environmental degradation.  

Morrow’s small town character and abundance of natural beauty 

offer an appealing setting for development of non-automotive 

transportation options.

Main Street is primarily a commercial area along with residential 

usage as depicted by the Land Use Map.  A variety of commercial 

activities in the Village of Morrow are located in and around Main 

Street.  Appropriate land use zoning and incentives would encour-

age better integration of retail, office, and housing.  A combina-

tion of uses can create the necessary activity needed to support 

a viable Central Business District, with each use benefitting from 

proximity to the other. 

The result of mixed-use development is not just increased 

economic activity, but also increased interaction that generates a 

sense of community (Dunham-Jones and Williamson, 2011).   

Source: Compiled by authors.Fig. 69: Land Use Map
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Future land use decisions in Morrow should encourage devel-

opment towards existing opportunities already in place, which 

include the Loveland Bike Trail, existing fiber optic internet capac-

ity, and the adjoining agricultural community.  Development of a 

land use plan for revitalizing the Main Street area should address 

improvement of the streetscape, renovation of aging infrastruc-

ture, and business attraction and retention. 

The scattering of vacant parcels through the Main Street area 

hinders the appeal of the Central Business District to both resi-

dents and investors.  Revision of the existing zoning code may 

offer relief in the form of stricter property maintenance, coupled 

with rental property registration and inspection, to eliminate 

property neglect.  Changes to the zoning code must address not 

only vacant buildings, but equally important, under-utilized space.  

The zoning code should improve the urban fabric and encourage 

preservation of Morrow’s small town character.  Reuse of vacant 

buildings should complement small town character and build on 

existing strengths.

In order to create a well-defined sense of place, land use zoning 

should work to better define the Main Street area within Morrow.  

Implementation of form-based zoning code would place empha-

sis on the desired physical form, including the design, scale, and 

relationship of buildings and public space, rather than emphasizing 

a particular land use (Coyle, 2011). 

Along with streetscaping and façade design, well-thought out 

form-based zoning provides a consistent street presence and 

Source: Compiled by authors.Fig.70: Vacant Parcels Map
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appearance that is easily captured in the minds of both residents 

and visitors.  Over time, this shared mental image can come to 

represent a community’s sense of place, essentially creating a 

small district within the Village of Morrow comprised of well-

defined edges, pathways, landmarks, and gathering places (Lynch, 

1960).

As a result, form-based zoning codes can support the redevel-

opment of communities that are not only compact but provide 

diverse activities, shaping a built environment that integrates 

compatible uses.  Redevelopment of the Central Business District 

not only supports locally owned businesses, but also reduces 

sprawl.  A healthy business district can serve as a point of com-

munity pride as well as a marketing tool for attracting business 

(Coyle, 2011). For the Main Street area of Morrow, form-based 

zoning can enhance the small town character, address the lack of 

unity, and better balance the juxtaposition of the Central Business 

District and the surrounding natural environment.

Redevelopment Strategy
The Morrow Main Street Redevelopment Strategy requires 

focused coordination, collaboration, and input from community 

stakeholders.  It acknowledges the need for substantial redevel-

opment along the Main Street district based on the SWOT and 

existing conditions analysis, and the fact that a dedicated team 

of individuals must work together to catalyze the revitalization 

of Morrow’s traditional business district.  Therefore, an economic 

development committee for the Main Street business district 

Fig. 71: Zoning Map Source: Compiled by authors.
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corridor should function as the steering body for the redevelopment plan.

The Morrow Main Street Redevelopment Committee, acting as the principal economic development 

committee for the Village of Morrow, shall be composed of multiple stakeholders and leaders.  An 

example initial leadership structure will include membership from the Little Miami Chamber of Com-

merce and subject-matter experts.  Subject-matter experts will include individuals skilled in the fol-

lowing areas: site selection and acquisition, fundraising and sponsorship, development, construction, 

community engagement, and operations and facilities management.  From a strategic standpoint, 

the committee organizes development proposals and submits them to the Village Administrator for 

Village Council approval, and also shall seek any necessary zoning approvals.  This umbrella economic 

development committee has subcommittees committed to four strategic development areas within 

the Village of Morrow business district and includes: recreation, commercial and cultural, residential, 

and the old school building.  Each subcommittee includes specialized subject-matter experts for 

each defined area.  Ultimately, the Morrow Main Street Redevelopment Committee will pursue offi-

cial recognition as a redevelopment foundation through the State of Ohio in order to gain developer 

credentials and become eligible for additional funding opportunities, including operating expenses.

An organizational structure is essential to gain momentum in the redevelopment process.  These 

committees accomplish this objective through taking advantage of financing opportunities, identifi-

cation of investors, sustainable development practices and key design principles, village branding and 

publicity, and community engagement. Available financing opportunities, sustainability objectives, 

and a Village of Morrow branding strategy are discussed in this section to provide background for 

the committee to implement redevelopment strategies.  Following this section, redevelopment rec-

ommendations for the public infrastructure and the five strategic development areas are discussed.
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Funding Mechanisms
One of the most important aspects of any plan is the financial toolbox that allows for the ideas pro-

posed to be implemented into reality.  The Village of Morrow faces various funding hurdles due to its 

size, location, and looming budgetary cutbacks from most spheres of government. However, aside 

from the traditional sources of capital from banks and other lending institutions, there are still a host 

of federal and state programs, in addition to non-profit organizations, that Morrow could utilize to 

its advantage. For example, one of the main focuses of the Main Street section is to capitalize on the 

historic character of the study area.  In order to do so, the village can capitalize on various state and 

federal programs.

Federal Historic Tax Credits

•	 20% Tax Credit - On income producing properties that are “certified historic structures.”

•	 10% Tax Credit - On income producing properties built before 1936 that are not classi-

fied as historic.

Since none of the buildings in the focus area are listed on the National Register of Historic Places, a 

review process will have to take place between the Historic Preservation officer of Warren County 

and the State Historic Preservation Office.  Though these incentives can be lucrative, the process 

can be lengthy and restricting to potential developers.  All projects must strictly adhere to the Sec-

retary of Interior’s Standards on Historic Preservation.

State Opportunities

•	 Ohio Historic Tax Credit - Projects are eligible for a 25% of qualified rehabilitation expen-

ditures with a cap of 5 million dollars.  Applicants follow the same process as the federal 

program.  Applications are accepted biannually in March and September.

•	 Pipeline Pilot Initiative - This is a relatively new program through the state that will pro-

vide technical assistance and support for historic nominations, specifically for multifam-

ily and commercial properties.  Due to demands of the review process and the limited 

resources of the village, this program is perfectly suited to address those needs.
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•	 History Fund - This fund was created to support the preservation and sharing of Ohio’s 

heritage by funding local, regional, and statewide projects, programs and events.  The 

Fund is made possible by voluntary contributions.  The monies can be used on a variety 

of projects, but they have to be related directly to enhancing Ohio history.  Therefore 

these funds might be optimally used for the historical society or other similar projects.

Requirements:

	Grant Minimum: $1,000

	Grant Maximum: $4,000

	Project Length: 1 year

	Match Requirement: 80/20

	Funds Distribution: 50% of grant at beginning, remainder paid upon completion.

•	 Certified Local Government Grants - Communities that are certified local governments 

may apply for these grants.  This would be an excellent funding source for the broader 

focus area.  These funds can be used to update the zoning ordinances, creation of a his-

toric district, applied toward the review process for historic tax credits, overall branding, 

and physical redevelopment. 

Activities can include:

	Planning - Preparing or updating preservation plan for a neighborhood or commu-

nity; writing or amending preservation ordinances.

	Registration - Identifying local designation or nomination of buildings and sites to 

the National Register of Historic Places.

	Public Education and Other - Providing workshops for property owners, publica-

tions of historic inventories, design guidelines, walking tour materials, etc.

	Pre-Development - Pre-construction projects such as feasibility studies, prepa-

ration of drawings, etc.

	Acquisition or Development - Acquisition or development of properties listed on 

the National Register.

*	 Matching Share - 60/40, and except for CDBG funds; other federal funds 

cannot be used to meet the matching share requirements.
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*	 Grant applications are due February 1st ,and the project period runs ap-

proximately 18 months from April 1st through September 30th. 

*	 Grant payment is on a reimbursement basis.

*	 Grants range from $9,000 to $15,000.

Federal Grants

Health Food Financing Initiative

One of the focal points of the Main Street section is to address the lack of a grocery store, with 

proposals including the creation of grocery store and a farmers market.  Such programs could qualify 

for various grants offered by United States Department of Agriculture, the Department of Treasury, 

and the Department of Health and Human Services.  These include:

•	 The Farmers Market Promotion Program provides $10 million in funding, with projects not 

exceeding $100,000.

•	 The Community Economic Development Program has slated $20 million in grants for 

qualifying projects.

•	 New Market Tax Credits through the Department of the Treasury may also apply, with 

$275 million dedicated for programs that promote healthy food and eliminating food des-

erts.

Non-Profit Assistance

The National Development Council’s Grow America Fund provides lending opportunities for small 

businesses.  Their loans provide many benefits for smaller businesses that are often not provided by 

traditional lenders.

•	 Longer Terms - Using repayment schedules up to 25 years that give the borrower 

smaller monthly loan payments.

•	 Larger Loans - Providing loan amounts ranging from $100,000 to $2 million.

•	 Lower Down Payments - Allowing higher loan-to-value ratios to preserve the business’s 

equity and maximize growth potential.

•	 Lower Interest Rates - Providing lower interest rates to enhance community develop-
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ment rather than corporate profit.

•	 Better Structure - Matching the term of the loan to the life of the assets being financed, 

ensuring debt service does not exceed available cash flow.

Borrowers must meet all qualifications and standards set for by the US Small Business Administration.  

Loan amounts can range from $65,000 to $5 million.

Branding
Building a Brand for Morrow

Branding, in simplest terms, is to know what you’re selling, who wants to buy it and why.  It is not 

signage, public relations or marketing.  These are important tools to help disseminate information 

about the brand itself, but the brand has to be working before it is promoted, or the promotion will 

be wasted.
In order for a city to be a good brand, it must possess defining and distinctive char-
acteristics that can be readily identified.  These are functional as well as non-function-
al qualities.  These include city appearance, people’s experiences of the city, people’s 
belief in the city, what the city stands for, and what kind of people inhabit the city…  
The successful cities had qualities that strong brands do, and marketed their his-
tory, quality of place, lifestyle, culture, diversity and formed cooperative partnerships 
between city municipalities and [county] government in order to enhance their infra-
structure (Julia Winfield-Pfefferkorn, 2005).

Successful branding creates understanding, and assists in decision making by establishing points of 

distinction and appeal in the consumer’s mind s that this (product) is the most (or sometimes un-

happily the least) desirable thing to want.  A well-regarded brand consistently delivers and brings 

customers in.  However, the reverse is also true: a damaged brand is negatively perceived and keeps 

customers and visitors away.

Attached are some examples of possible logos and gateway structures, but before the Village of 

Morrow makes a significant investment in producing these items, it would be wise to engage in 
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some problem solving.  When a range of issues were identified 

elsewhere in the weaknesses and threats section of this report, 

it became apparent that the lack of appealing businesses in the 

business district needed to be addressed first.  Before Morrow 

announces itself widely as a lively and desirable community and 

business district, the community needs to make sure that it really 

does stand tall for visitors and residents alike.

Branding Strategy and Essentials

A brand is a guarantee, built on a vision, wholly integrated and 

with a delivery requirement.  Delivering on that guarantee is what 

provides a continuous stream of satisfied customers and builds 

esteem.  Here is a possible future vision:

Morrow, with its iconic bridge, is one of Warren County’s 

greatest family neighborhoods.  At the edge of the Little 

Miami Bike Trail and River, Morrow offers great recre-

ational opportunities. Picnic spots, hiking and biking trails 

and wonderful play areas are only a few of the spectacu-

lar amenities available to all.  A range of housing including 

lovely old homes, apartment living and condos paired 

with good schools, churches and a real sense of commu-

nity, offer an excellent quality of life.  Add in a compact 

walkable business district with friendly spots to grab a 

glass of wine at a local vineyard or cup of coffee, en-

counter neighbors and accomplish everyday errands with 

ease from a range of small shops for a real sense of com-

munity.  Ohio has many wonderful neighborhoods, but 

none more pleasant and accommodating than Morrow.

15 

Fig. 128: Morrow Branding Examples Source: Designed by authors.
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This promises families a park, a neighborhood feel, independent merchants, diversity and beauty.  It 

suggests that, in addition to ordinary visits, this area is worth a special trip.  It identifies the target 

customer as one valuing unique, small, and family oriented businesses. It implies that the village is 

walkable, pretty and safe.

If what the consumer knows, or believes he or she knows, the product is good, then knowledge sup-

ports brand.  If the consumer has a bad perception, knowledge damages the brand.  So getting the 

right word out is essential.  However, the right word must also be true.  Misrepresentation may at-

tract consumers once, but not only will they not return, they will spread the word that others should 

never even set out.

Existing brand knowledge of Morrow is too negative.  So it is better to keep heads down a bit and 

do the work necessary to change the story, build a positive message based on change and improve-

ment.  Only then spread the news.

Uniqueness is also important, though not sufficient as a standalone quality.  A place can be uniquely 

bad and thus have no appeal.  It can be uniquely good but inaccessible to the right customer.  Mor-

row has reasonable potential to stand out in the marketplace.  The village can genuinely position itself 

as a unique area with the addition of public safety, cleanliness, aesthetic and pedestrian improve-

ments, a thriving business district, good family housing and a unique asset, the river and bike trail. 

Lastly, a brand has to meet a customer’s real or perceived needs, tied to experience and emotion.  

It must sell something, target customers’ wants and generate excitement about buying a product.  

Since no place can be every place, the first step to relevance is defining whom you want to be rel-

evant to.  Morrow’s largest group of target customers, historically and prospectively, is families.  The 

primary product is a family neighborhood with good amenities, including a small but thriving business 

district equipped to meet a range of everyday needs. At present, Morrow has diminished relevance 

to these customers, offering too little in the way of everyday amenities, special offerings and qual-



122

ity of life enhancement.  Yet, Morrow has the opportunity to brand itself and become a great family 

destination for all, residents and visitors alike.

Sustainability
Sustainability seeks to meet the needs of the present without impeding the needs of the future, 

economically, environmentally and socially.  The US Green Building Council has established a program 

called Leadership in Energy and Environmental Design (LEED) rating systems.  LEED for Neighborhood 

Development (ND) was recently approved to extend the rating system to encompass entire commu-

nities.  This plan suggests some strategies that Morrow can take advantage.  The rating system only 

applies to new developments, but serves as a great resource for ideas.  The list below includes some 

of the strategies from the LEED ND checklist included in this plan:

Smart Location and Linkage

•	 Floodplain Avoidance

•	 Preferred Location

•	 Locations with Reduced Automobile Dependence

•	 Bicycle Network and Storage

•	 Housing and Job Proximity

Neighborhood Pattern and Design

•	 Walkable Streets

•	 Compact Development

•	 Mixed-Use Neighborhood Centers

•	 Mixed-Income Diverse Communities

•	 Reduced Parking Footprint

•	 Access to Civic and Public Spaces

•	 Access to Recreation Facilities

•	 Community Outreach and Involvement

•	 Local Food Production

•	 Tree-Lined and Shaded Streets
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Green Infrastructure and Buildings

•	 Water-Efficient Landscaping

•	 Existing Building Use

•	 Historic Resource Preservation and Adaptive Reuse

•	 Recycled Content in Infrastructure

Specifications for the Introduction of Native Trees

The introduction of native species to line the village streets will allow for the sustainable beautifica-

tion of the Main Street business district.  The suggested species are discussed below:

Quaking Aspen is one of the most widely distributed trees in North America.  In Ohio, Quaking Aspen 

is found abundantly in the northern part of the state, but is only found locally in pockets in the south-

ern half.  Quaking Aspen (also known as Popple) is a type of Poplar that forms root suckers, and thus 

may form a colony of trees that expands indefinitely.

River Birch grows best alongside bodies of water or in occasionally flooded bottomlands.  In Ohio, 

it is native mostly in the south-central counties, and sparsely along Lake Erie.  However, it is widely 

planted throughout Ohio and the eastern United States as an ornamental shade tree, prized for its 

flaky, orange, ornamental bark and rippling foliage in the breeze.

Black Cherry is a rapidly growing woodland tree common throughout all of Ohio, which is often 

found in open fields and previously harvested forests.  Its beautiful, fine-grained, orange - brown to 

mahogany-colored heartwood ranks second only to Black Walnut as the ultimate choice for mak-

ing solid wood furniture, interior trim, and high-quality veneer.  Its small fruit are relished by birds and 

mammals as a food source in late summer.

Found throughout all of Ohio and the entire eastern half of the United States, this is one of the most 

popular ornamental trees, with four - season appeal.  Showy early spring flowers are the yearly high-

light, but red fruit and crimson foliage in autumn, large floral buds and checkered bark in winter and 

Fig. 72: Quaking Aspen

Source: Virginia Tech Bio-images Site

Fig. 73: Black Cherry
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year- round layered branching add to its appeal.

The “hop” portion of its name refers to the resemblance of its 

fruit to those of true hops that are used in the production of 

beer.  Hornbeam refers to a related European tree whose wood 

was used to yoke oxen;  therefore, its American counterpart 

wood was also used as a “beam” with which to yoke “horned” 

beasts of burden.  As a member of the Birch Family, it is related 

to the Alders, Birches, Hornbeams, and Filberts.

Main Street Proposal
Public Right of Way and Transportation Improvements and De-

sign Features

A number of public right of way improvements and design fea-

tures are necessary to create a navigable, pedestrian-friendly Main 

Street business district.  These design features create substantial 

connectivity between Main Street, West Pike Street, the bike 

path and the old school building.  Connection among these areas 

is critical to the overall flow of the business district and its at-

tractiveness to visitors and residents. 

First, removal of streets to expand the business district redevel-

opment area is recommended.  Kibbey Avenue and Park Avenue 

will be removed from east of Center Street to Miranda Street.  

Parallel with the existing bike path, a pedestrian path will be 

added adjacent to Main Street.  Additionally on Main Street, trees 

and bike stalls will be added to provide a cooling and landscap-

ing element along with accommodating the numerous  selection, 

as described in this report, further emphasizes sustainable design 

Fig. 74: Flowering Dogwood Fig. 75: Hophornbeam

Source: Virginia Tech Bio-images Site

Fig. 76: Right of Way Source: Compiled by authors.
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principles. Further beautification along Main Street will include the 

addition of benches and proper lighting with the Morrow Village 

branding elements. Crosswalk additions are included in front of 

Miranda’s Ice Cream Parlor on Main Street, and in front of the old 

school building.  Two public plazas will also be added in front of 

the old school and across West Pike Street from the school. 

Future transportation emphasizes connectivity among the three 

overarching redevelopment areas of Morrow: the West Pike 

Street Plaza, the Main Street area and the Planned-Unit-Develop-

ment Area.  The map below illustrates the proposed improve-

ments:

The base map for the proposed Morrow Main Street Redevelop-

ment Strategy follows:

Recreation

Public Parks

Two open space areas provide opportunities for green space 

improvements: the pocket park at the southwest corner of the 

intersection at Main Street and Center Street, and improvements 

Yorkie Bryant Park.  Both parks currently have basic infrastructure, 

but improvements will assist in the beautification of the area as 

a whole and will give people additional recreation options around 

Main Street and the bike path.

The first park currently has restrooms, a basketball court, two 

playgrounds and parking on Center Street.  The Little Miami Bike 

Trail also goes through the park, which creates an opportunity 

to better incorporate the park within the trail system.  It is rec-

Source: Compiled by authors.Fig. 77: Future Transportation Map
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27 

Fig. 78: Proposal Base Map Source: Compiled by authors.
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ommended that the current restrooms be upgraded to include showers and lockers.  The basket-

ball court and parking lot should be renovated so that they are safer and more pronounced.  Other 

improvements would include: replacing the two small playgrounds with one larger playground, and 

adding greenery and sitting areas throughout. 

The only infrastructure at Yorkie Bryant Park is a swing set, which would be renovated. This park also 

has a prime location in that it not only is close to the bike path but is directly in the center of Main 

Street. It is recommended that walkways be added to connect the areas north of Main Street to the 

proposed pedestrian walkway across Main Street, in addition to the proposed infrastructure adjacent 

to the park. Like the adjacent park, parking facilities should be improved and more greenery and 

seating should be included.

With the proposals for Main Street, these parks will help create a well-rounded feel for the study 

area.  Anybody, whether he or she is a resident or a cyclist on the bike path, will be more attracted 

to these amenities and more likely to stop along Main Street.  With the proposed additions to the 

bathroom and additional lockers, anybody can stop from the bike path and explore everything Mor-

row has to offer without worrying about their belongings.  These renovations are attractive to all 

ages and will help Main Street become Morrow’s main destination. 

Adventure Recreation Area

Area Definition

Location

The area south of Main Street and north of West Pike Street stretching east of Center Street to 

Miranda Street is composed of a variety of existing structures and vacant parcels (public and pri-

vate).  An Adventure Recreation Area is proposed on this site due to its accessibility to the major 

thoroughfare of West Pike Street and connectivity to existing structures and proposed economic 

development opportunities between Main Street and West Pike Street. 
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Zoning Considerations

Currently, the site is zoned B – 2: Community Business District and does not 

allow recreational developments.  A zoning variance or change must be made 

to allow for indoor and outdoor recreational uses.  A zoning designation of B 

– 3: General Business District is proposed. In such a zoning district, indoor and 

outdoor recreation areas are considered special uses that may be permitted, 

subject to the conditions specified for each use; review and approval of the site 

plan; and any special conditions imposed during the course of review according 

to the Village of Morrow Zoning Ordinance.  Furthermore, these uses have ad-

ditional zoning requirements as categorized as follows:

Thematic Overview

The Adventure Recreation Area will appeal to both tourists and residents of the 

Village of Morrow.  Ultimately, the area will help establish Morrow’s Main Street as 

a “landmark” destination, attracting visitors and generating a significant economic 

impact.  An Adventure Recreation Area will connect the Main Street and West 

Pike Street commercial developments with the pedestrian and bicycle-friendly 

environment.  A three-phased development plan is suggested to accommodate 

financial and legal feasibility due to the parcel mix.  This development will include 

the following elements: a BMX course, an indoor climbing center and a high-

ropes course.  The Adventure Recreation Area will be well-publicized throughout 

the entire development process to drive interest and excitement for the de-

velopment.  Therefore, significant community input is necessary to coordinate 

development phases, prioritize projects and market opportunities. 

While the Adventure Recreation Area provides an opportunity to develop a 

completely unique use for the Main Street Redevelopment Area, special con-

sideration and attention to detail must be given to shielding existing residential 

and commercial developments from externalities associated with this type of 

project.  Examples of such externalities include: dust, loitering, congestion, noise 
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and lighting.  Coordination and open communication between 

Subcommittee 1 members, Village of Morrow administrators and 

the public is, therefore, necessary for the success of the de-

velopment.  To best mitigate negative externalities, the phased 

development plan will enable an ongoing assessment of develop-

ment progress.

A successful example of exemplary coordination among stake-

holders is the Cleveland Velodrome project in Cleveland, Ohio. 

The Cleveland Velodrome project development process in-

corporates significant stakeholder collaboration and organiza-

tion.  A nonprofit was formed in 2007 by a committed group of 

stakeholders.  Fast Track Cycling, Inc. is a 501(c)3 composed of 

a 12-member volunteer Board of Trustees with legal, financial, 

political, non-profit, track cycling, fundraising and construction 

(Cleveland Velodrome 2013). 

The various teams of stakeholders took the visionary idea of 

incorporating an Olympic-grade velodrome into Cleveland’s 

Broadway/Slavic Village neighborhood.  Each volunteer Board 

of Trustees member developed methodologies for site selec-

tion, pre-development due diligence, continued fundraising and a 

three-phase development process.  Ultimately, a nearly nine acre 

site in Cleveland’s Slavic/Broadway neighborhood was selected 

to house the velodrome.  Due to considerable project costs (an 

initial $8 million total), the velodrome was phased in as an outdoor 

track that was constructed and opened in August of 2012.  Cur-

rently, Fast Track Cycling, Inc. is working on the subsequent two 

phases of project development, which will include a turf recre-

USE SETBACK PARKING ACCESS OTHER

Outdoor 
Recreation

25 feet Off-street. Subject to 
approval by 
the Planning 
Commission.

Extensive buffering 
required when 
use is adjacent to 
residential uses.

Lighting shielded to 
the greatest extent 
possible.

Indoor 
Recreation

50 feet Related to specific 
use in accordance 
to Morrow Zoning 
Ordinance.

Major 
thoroughfare.

Development 
must mitigate 
the potential for 
loitering.

Fig. 79: B – 3: Village of Morrow General Business District Requirements
Source: Village of Morrow Zoning Ordinance http://www.vil.morrow.oh.us/resident-services/zoning-
department/
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ation field and lastly a connected air-dome insulating the velodrome and recreation 

field, with additional amenities to service track visitors.  An anticipated 500,000 

annual visitors to the Cleveland Velodrome project will revitalize the neighborhood 

and generate significant economic impact for the City of Cleveland.  This model 

of volunteer stakeholder participation and coordination is therefore an idea model 

for envisioning an Adventure Recreation Area in the Village of Morrow (Cleveland 

Velodrome 2013).

Development Process

Development Stage 1: Site Control and Acquisition

Site control and site assembly is the preliminary and most crucial step for the 

development of an Adventure Recreation Area.  The site is currently inhabited by 

a private lumber yard company and vacant parcels, both public and private.  The 

Village of Morrow may enter into a purchase agreement with the lumber yard 

company, which has expressed interest in selling.  Therefore, the Village of Morrow 

would be able to assemble a significant number of parcels in the defined area for 

the site.  In addition, a significant number of parcels for the development site are 

both vacant and private.  It is, therefore, imperative for the Subcommittee to seek 

out financial resources to competitively bid on these parcels. Financial resources will 

include fundraising and grant monies.  For example, the Ohio Department of Natural 

Resources (ODNR) issues the Nature Works Grant which, “provides up to 75% reim-

bursement assistance for local government subdivisions (townships, villages, cities, 

counties, park districts, joint recreation districts, and conservancy districts) for the 

acquisition, development, and rehabilitation of recreational areas” (Ohio Department 

of Natural Resources 2013).

Initial Development--Phase I: BMX Track and Buffer Creation

The BMX track is the first project to be developed in the Adventure Recreation 

Fig. 80: Velodrome Site Plan

Fig.81: Air-Domed Recreation Area Source: Compiled by authors.

Source: Compiled by authors.

Fig. 82: Cleveland Velodrome Track Construction

Source: Cleveland Velodrome. History. March 2013. www.clevelandvelodrome.org/
history/ (accessed March 2013).
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Area.  This priority in development is due to the expressed willingness to sell of the Lumber Yard 

Company, and the proposed BMX site is partially parceled as public land, which would help facilitate 

the site acquisition and control phase.  According to USA BMX and the American Bicycle Associa-

tion (ABA), constructing and operating a BMX track is feasible and easily accomplished.  Since ABA is 

the official sanctioning body of BMX, ABA has direct resources for all phases of BMX track develop-

ment and operation.  Additionally, ABA will assign a direct contact to the BMX track owner/operator 

to guide the development process.  Therefore, Subcommittee 1 will be principally tasked with site 

assembly and control along with attracting an owner/operator to carry-out the BMX track project 

(USA BMX 2013).  

While the BMX track development is underway, Subcommittee 1 and the Village of Morrow must 

complete public improvements to ready the development site.  Public improvements include the 

necessary required parking — 50 off-street parking spots for a BMX track.  Furthermore, extensive 

foliage buffers surrounding the abutting residential parcels will be constructed to mitigate nega-

tive externalities from the track.  Lastly, project fundraising will need to be pursued in anticipation of 

subsequent development phases.

Development Phase 2: Indoor Climbing Center

Following the necessary site assembly, the indoor climbing center development will commence.  

The specific site for the indoor climbing center will be on the corner of Park Avenue and West Pike 

Street.  This site currently houses the Morrow Lumber Company and measures slightly under 7,000 

square feet.  According to Rockwerx, a leading US rock wall manufacturer, commercial and industrial 

spaces are ideal locations for indoor rock climbing walls.  An excellent case example of a redeveloped 

industrial site to an indoor climbing center is the City of St. Louis’s Climb So Ill.  Climb So Ill reha-

bilitated a former hospital power plant in the City Hospital complex into a mixed-use facility of the 

climbing center.  Several other buildings have also been redeveloped on the City Hospital complex 

and include residential, commercial, and small manufacturing.  Climb So Ill incorporates creative and 

sustainable architecture that provides a vibrant and inviting space for its users (Climb So Ill 2013).

Additionally, an ideal height for an indoor climbing center ceiling is 24 to 35 feet.  Total project cost 



132

will depend on the complexity of design, but Rockwerx estimates initial start-up costs to be be-

tween $400,000 and $600,000.  Rockwerx also indicates that due to the increased popularity of 

recreational climbing, finding investors for a new development is relatively easy (Rockwerx 2013).

The speed of the development process for the indoor climbing wall will depend on the tenacity  

and fundraising abilities of Subcommittee 1.  Again, the Village of Morrow and Subcommittee 1 will  

be tasked with site assembly, fundraising and attracting investors.  Lastly, parking will be designed  

to suit the building size and use in accordance with the Village of Morrow Zoning Ordinance.

Development Phase 3: High-Ropes Course

Following the development of both the BMX track and the indoor climbing center, a high-ropes 

course can be developed among the remaining parcels on the overall Adventure Recreation site.  

Phase 3 can commence when funds become available, and site control is complete.  A qualified  

high-ropes construction company must assess the site and design the course to fit the site area.   

An example of a successful construction company is Outdoor Ventures, which explains that  

high-ropes courses can be constructed by utilizing trees and/or poles.  In Morrow’s Adventure  

Recreation Area, artificial poles would be utilized due to the lack of available trees to meet the  

development’s needs.  The design of a high-ropes course is flexible, and can be engineered to fit  

the site that is selected (Outdoor Ventures, 2013).  To ensure project completion, the selection of  

an experienced and committed investor working directly with the Village of Morrow and its Main 

Street revitalization strategies is paramount.

Issues to be Considered

The Adventure Recreation Area is an opportunity for the Village of Morrow to be a destination  

location that can generate significant economic development in the Main Street business district.  

Overriding issues that have the potential to disrupt the development process are the attitudes  

and commitment levels of Subcommittee 1 members.  Subcommittee 1 members must guide the  

development process throughout, and generate financial opportunities to expedite efforts.  Further, 

an additional point of concern is site assembly and control.  Due to the number of vacant private  

parcels on the development site, a stall in the acquisition process could be detrimental to the project.

Fig. 83: Climb So Ill Source: Climb So Ill—St. Louis, Missouri, 2013.
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Commercial and Cultural

Area Definition

B1 and B2: Community Business District and General Business District

Zoning and land use compatibility analysis shows that all proposed commercial uses are conform-

ing to the current zoning and land use compatibility requirements, according to the Village of 

Morrow Zoning Ordinance.  The proposed commercial recommendations consist of a bike café, art 

gallery, historical society, farmers market, theater, and bed and breakfast.  The location of each is 

selected out of concern for connectivity with the Main Street and the nearby old school building; 

another proposed commercial area.

Thematic Overview

The proposed commercial developments offer diverse, yet compatible, Main Street uses to the 

Village of Morrow’s existing central business district.  This commercial revitalization aims to breathe 

new life and energy into the Main Street area; this involves attracting new businesses and custom-

ers to increase the overall activity. 

One successful local model that can be referenced is the city of Madeira, Ohio’s Central Business 

District (CBD).  Madeira is 12 miles northeast of downtown Cincinnati, has a population of 8,726, a 

median household income of $78,567 and is zoned 90 percent residential.  While it is somewhat 

larger and wealthier than the Village of Morrow, Madeira’s CBD can be used as a model for the 

revitalization of Main Street.  The citizens of Madeira pride themselves on their CBD: “Our central 

business district and adjacent shopping areas provide all the places and locations you need when 

running Saturday errands, holiday shopping or planning a date night.”  To support the CBD, Shop 

Madeira, an online business directory by the Madeira Chamber of Commerce was formed (www.

shopmadeira.com).  It details the businesses in the area, encompasses the Madeira Farmers Market 

and has a facebook page.  The City of Madeira has been supportive of the re-development of its 

CBD by approving legislation that allows tax increment financing, and by modifying CBD regulations 

in order to allow higher density of residential uses, amended building setbacks and modified sign 

regulations.
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Commercial 
Proposal

Description & Lo-
cation

Funding Image

Art Gallery Highly visible 
available parcel 
faces the bike path; 
Miranda and Main.

Bed & 
Breakfast

6 rooms on a 
vacant lot [3,000 
sq. ft.] .
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Bike Café Along right of way 
that connects 2 
commercial areas 
(Miranda’s to the 
school building); 
inside décor 
features local 
artists, bike corral 
in front, liquor 
license idea, space 
for community 
event postings 
[1,500 sq. ft.].

Farmers’ 
Market

Intersects West 
Pike, Kibbey 
Avenue and Main 
Street while running 
parallel and to the 
west of Miranda 
Street between 
the current lumber 
site and other 
developable 
parcels.

Farmers Market 
Promotion 
Program

Fig. 84: Images of Morrow CBD Development
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Historical 
Society

Museum with retail 
portion corner of 
Main and Park, an 
additional tenant 
in the existing 
space, benefit of 
existing stage 
for programming, 
ideal location 
next to railcar and 
proposed mural
 [2,500 sq. ft.].

Theater

N.B. For more funding details see funding mechanisms section.
Source: Compiled by authors.

Development Process

The village is responsible for getting the proposed sites ready; the land must be acquired in order to sell to appropriate businesses and developers, and the 

plan must be distributed and advertised to the public directing people to the appropriate development tools and incentives.  This plan recommends uses 

for site development on Main Street; however, businesses must be attracted and made aware of these development opportunities.  The committee ought 

to submit a request for proposal for development projects that meet the plan needs and comply with the plan; it is Downtown Committee’s job to have 
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high standards.  From an economic development standpoint, this is all about attracting people to do 

business in the area, and the village and Downtown Committee would benefit from having a strong 

relationship with the Little Miami Business District.  All sites need to go through pre-development 

procedures like environmental review and architectural and engineering plans; all of this is based upon 

the availability of funding.  While all of this economic development occurs in the business district, 

beautification activities will be occurring simultaneously to make the area a destination location.

Issues to be Considered

It would be wise to begin the redevelopment process of Main Street with the farmers’ market, 

because it connects Main Street to Pike Street adjacent to the old school building through the new 

right of way, and it requires minimal new infrastructure.  This development would have a large impact 

on the perception of the area, and would serve as visual proof of the changes occurring in the area. It 

is recommended that the Morrow Farmers’ Market be a temporary as opposed to permanent use of a 

site.  According to the USDA a temporary site short-term lease is defined as:

•	 Empty lots in prime locations within the business district of a city or town are often 

available to farmers’ markets.  Through negotiations with the landowner, these sites can 

often be used at little or no cost.  The farmers’ market may be permitted to use the 

property in return for maintaining upkeep of the site.  However, there may not be time 

commitment for utilization of such sites.

•	 A temporary location may be free to use and the market may even be permitted benefits 

will not be worth major investments by the market.

•	 Temporary sites require little initial investment by the farmers’ market.

The chosen site is an ideal location for a farmers’ market because it meets Hoffman & Dennis of Pur-

due University’s (2007) criteria for determining a successful market location.  These are:

•	 Access to nearby major roadway (Pike Street);

•	 Access for farmers’ vehicles (parking provided in a parcel between Main and Pike on 

Miranda);

•	 Location visible and identifiable (pergolas along the main pedestrian paths connecting the 
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bike trail to the new plaza);

•	 Convenience - easy to find;

•	 Clean and attractive location;

•	 Reliable location;

•	 Shade, natural or manmade (natural landscaping will provide shade and sound buffers);

•	 Solid waste disposal, and

•	 Restrooms for the public (existing facilities will be renovated; located nearby on the cor-

ner of Center and Main).

Successful farmers’ markets act as keystones in the collective construction of a thriving community, 

addressing social and economic goals simultaneously.  Such markets offer a venue to capitalize on 

the skills of local residents, meet the needs of local households and forward the community’s devel-

opment goals.  In communities lacking public spaces, markets create opportunities for the commu-

nity to congregate, in many cases serving as a civic square.  Other Ohio communities have success-

fully undertaken this strategy, such as Gallipolis in Gallia County, which hosts a bi-weekly farmers’ 

market that also includes community events and a fair-like atmosphere.  Events such as these take 

advantage of underutilized downtown space.

Residential

Location

The housing stock within the study area is focused around Main Street.  Main Street’s housing stock 

varies, but most of the units are at least two stories tall.  Most are attached and form a continuous 

façade, but some buildings are mixed used whereas others are strictly residential.  There are vacant 

parcels located on Main Street that disrupt the continuity of the building stock. 

Area Definition

B - 1: Downtown Business District

Based on the current ordnance, residential units must be located on the second floor with retail on 

the first floor.  The current zoning code mandates that new infill be consistent with the existing 

building stock and contribute to the historic character.  If the demand for housing within the core 
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increases, it is recommended that a zoning amendment be created to accommodate for residential 

units on the first floor.

Thematic Overview 

One of the main focus points of the Main Street redevelopment area is to provide adequate hous-

ing options within the traditional village core to create a more dense walkable community.  A good 

portion of the housing stock within the focus area is in a state of disrepair because of years of 

disinvestment and neglect.  Meanwhile other properties within this area have benefited from recent 

renovation projects.  Therefore, in order to attract more people to the core, the strategy present-

ed focuses on restoration and reuse of current structures and rebuilding on vacant parcels.

•	 Restoration: Buildings not slated for demolition should be restored to reflect their 

historic character.  Façade maintenance will add to the aesthetic value of Main Street.  

Existing units should be upgraded to reflect current living standards, mobility, and 

energy efficiency.

•	 Reuse: It is proposed that the former school building be developed into a mixed used 

facility with retail on the lower level and residential units on the floors above.  This 

project is discussed further in the section below.

•	 Rebuild: The main residential objectives are the renovation of current properties and 

the creation of new residential/mixed use infill of vacant lots and properties slated for 

demolition.  Infill has been proposed along Main Street.  The proposed units will follow 

the current zoning ordinance, which mandates that new infill complement the existing 

environment of Main Street. 

Development Process

The strategies proposed in the document identify site selection for infill and financial resources 

that could be utilized for development.  Traditional avenues of funding and sources proposed in the 

grants section could be utilized for financing of the project.  Infill created should be sympathetic 

Fig. 85: Knoxville Farmers’ Market

Source: Knoxville Farmers’ Market. Retrieved April 3, 2013 
from: (stuckinsideofknoxville.com)
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to the design aesthetics already established along Main Street.  Therefore, a specific design is not proposed 

in this document; rather it is at the discretion of the Downtown Committee. 

Issues to be Considered

The main issue is the availability of funding, be it traditional loans, government loans and grants.  The project 

would have to qualify and demonstrate a well-developed plan in order to receive any sizeable funding.  Some 

of the rehabilitation work could qualify for the historic tax credits and grants, which are explained in more 

depth in the grants section.  Other options to be considered include the architectural design process.  The 

Downtown Committee should work closely with architects to ensure proper design guidelines and aesthetics. 

Old School Building

Location

The old school building at the intersection of Miranda Street and West Pike Street is composed of a single, 

multi-story structure that housed the Morrow Elementary School.  A mixed-use development is proposed for 

this site due to its accessibility to the Main Street area as well its connectivity to economic activities along 

Pike Street. 

Area Definition

B2 - Community Business District

Multiple-family residences and retail associated with mixed-use development are considered special uses 

that may be permitted, subject to the conditions specified for each use, review and approval of the site plan 

and any special conditions imposed during the course of review according to the Village of Morrow Zoning 

Ordinance.

Thematic Overview

The Morrow Elementary School located at 10 Miranda Street represents an opportunity to revitalize the 

Main Street area through renovation and rehabilitation of the school building into a mixed-use development.  

Converting the schoolhouse would concentrate residential, commercial, and office space under one roof.  At 

the same time, the large, light-filled classrooms would provide an excellent environment in which to work and 
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live.  Due to the architectural character of the buildings and central location, old school structures 

often make ideal adaptive reuse projects.  In the case of Morrow, this type of development would 

provide the increased traffic necessary to support local businesses while offering a focal point within 

the community where people congregate and interact.

The live, work, play environment of this development coincides with the existing Loveland Bike Trail 

and planned multi-use recreational facilities in the Main Street area of Morrow.  The school gym and 

associated locker rooms are envisioned as a Fitness Center or YMCA Community Center.  The school 

cafeteria, kitchen, and storage areas provide a ready fit for an IGA grocery store (7,000 to 12,000 

sq. ft.).  The classrooms and administrative offices on the ground level would serve as office and 

retail space that ties into the nearby farmers’ market or serves small, independent professionals look-

ing to take advantage of Morrow’s fiber optic internet capacity.  Meanwhile, the classrooms on the 

first and second floors of the school building represent residential living space in the form of twenty 

loft-style apartments.

A pedestrian crossing at Pike Street will provide a gateway from the old school site to the farm-

ers’ market and provide a pathway creating pedestrian flow to the Main Street area.  Parking for the 

school is available with a smaller lot with twenty spaces to the west of the school and a larger lot di-

rectly across from Pike Street that will serve both residents and businesses located at the old school 

site, as well as customers of the farmers’ market.  Lot sizes are unobtrusive and landscaped so as 

not to overwhelm the built environment.  Landscape details surrounding the school will incorporate 

pergolas, seating, and water features to offer a sense of isolation and quiet from nearby Pike Street 

and the associated parking spaces.  Additionally, a small greenhouse of approximately 3,000 sq. ft. in 

the southwest corner of the school parcel will provide continuity with the surrounding natural envi-

ronment.

A successful example of this type of mixed-use development is the South Jacksonville Elementary 

School in Jacksonville, Florida built in 1916 and then renovated in 2004 by the Cesery Company into 

The Lofts of San Marco.  A $5 million overhaul turned the classrooms and offices of the school into a 

variety of 38 spaces suitable for both residential and light office/retail purposes.
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Development Process

The first step in redevelopment of the elementary school is for the village to take possession of the 

property from the Little Miami School District.  Once possession is complete, research into available 

funding sources is needed.  There are now a number of funding sources in the form of grants, loans, and 

tax credits that not only facilitate development, but also reduce the risk assumed by private developers 

in rehabilitating the property.  Sources include the Ohio Historical Society (www.ohiohistory.org), Ohio’s 

Community Reinvestment Area Program (www.development.ohio.gov) and the Rural Local Support Initia-

tives Corporation or LISC (www.lisc.org).  In addition, the Ohio Main Street Program (www.heritageohio.

org) can provide professional advice and technical guidance to strengthen revitalization and integrate 

efforts.  Once necessary feasibility studies are completed and funding sources are identified, partnering 

with a developer experienced in brownfield renovations is the final step before breaking ground.  As an 

example, Blomfield/Schon and Partners in Cincinnati transformed a former Ford Factory into office space 

in 2003 and an American Can Factory into lofts in 2010.  Developers such as Blomfield/Schon are famil-

iar with the requirements for government funding and have the patience and skill to see these projects 

through to completion.

Issues to be Considered

There is a chance that the condition of the school is such that it is not fit to be renovated at this point 

due to contamination like asbestos.  For these reasons, there is a possibility that funds could be awarded 

from the Clean Ohio Brownfield Fund to assist with the cleanup.  There are two different ways that grants 

can be awarded through this fund, and they are the Clean Ohio Revitalization Fund and the Clean Ohio As-

sistance Fund.  The Clean Ohio Assistance Fund is designated for Ohio Priority Investments areas, as seen 

on Figure x below, and unfortunately Morrow does not qualify. 

There are two phases to determine if the site would qualify, the first of which is that a Phase I Environ-

mental Assessment is done.  After that an Asbestos Survey and a Phase II Environmental Site Assessment 

are done on the site.  When all of these tests are complete, it can then be determined whether or not the 

old school building would qualify for a grant. If the site would happen to qualify, a grant application could 
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be completed. If a grant is received, it could really assist with the 

rehabilitation of the building and potentially pay up to $3 million of 

the costs.  The building itself has a lot of potential, but, if there 

is asbestos, nothing can be done until it is removed.  Luckily, this 

is the reason for the existence of these Clean Ohio Brownfield 

Funds 

Conclusion 
The Village of Morrow business corridor is an exceptional oppor-

tunity to revitalize a once-thriving community into an attractive 

destination for tourists and for residents.  Implementing this bold 

vision for Morrow will take an exceptional amount of coordination, 

interest and participation from residents and community stake-

holders.  However, the outlined proposal for Morrow’s Main Street 

business corridor is executable, and answers key questions from 

the seven core areas described in the earlier stage of the project: 

demographics, physical analysis, transportation, the natural envi-

ronment, energy, economic development, and water and sanita-

tion needs.  This proposal addresses each core area as follows:

1. Demographics 

An aging and family-aged demographic surfaced as 

a key priority of Phase I of the project.  The Main 

Street proposal serves these populations by providing 

a number of recreational and community needs.  For 

example, the proposed Adventure Recreation Area will 

be a destination for families to experience within their 

own community, and the older population will be well 

served by the grocery store and other community-

retail spaces.

Fig. 86: The Lofts of San Marco Source: The Lofts of San Marco, Cesery Company, 2013.
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2. Physical Analysis 

Addressing the vacancy issue within Morrow’s Main Street through zoning and land use 

changes shall create a more inviting and viable central business district.  Additionally, 

maintaining the small-town character of Morrow by proposing better-enforced property 

maintenance and encouraging development that works with the area aesthetic are key 

considerations drawn from the initial physical analysis.

3. Transportation 

Overall connectivity, walkability and well-planned parking within the Main Street proposal 

answer the transportation needs for Morrow.  Balancing vehicular, bicycle and pedestrian 

traffic is crucial to the vitality of Morrow’s Central Business District, and this proposal 

encourages positive measures towards creating this balance.

4. Natural Environment 

Maintaining the integrity of the natural environment is critical to the sustainability of Mor-

row’s Main Street corridor.  The Central Business District has a number of green spaces 

sprinkled between Main and West Pike Streets.  Better development, maintenance, and 

amenities for these spaces will prevent possible erosion and/or flooding due to Morrow’s 

proximity to the Little Miami River.  Furthermore, the introduction of native trees to line 

the streets will help create a healthier downtown.

5. Energy 

Greener development and reducing travel time to work were needs that surfaced during 

the project’s earlier phase.  This proposal strongly encourages green-building, increased 

density and the development of retail stores that can create a substantial economic 

impact and job creation.

6. Economic Development 

Due to the nature of this proposal, economic development was a key priority for Mor-

row’s Main Street.  Leveraging Morrow’s unique assets, developing a genuine branding 

strategy and business creation form the basis of this redevelopment strategy.  Addi-

tionally, input from Morrow residents indicated that economic development was a top 

priority, and this proposal provides implementable guidelines to ignite redevelopment in 

Fig. 87: Ohio Brownfields Map

Source: Brownfield Revitalization.
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Morrow’s Central Business District. 

7. Water and Sanitation 

Lastly, water and sanitation priorities related to Morrow’s Main Street business 

corridor center around creating “dual-purpose” landscapes.  These sugges-

tions emphasize creating better-manicured landscapes that are aesthetically 

pleasing and help cycle water through the land.  Additionally, the sustainable 

development recommendations further suggest the introduction of branded 

waste receptacles and improved property maintenance to assist with sanita-

tion.
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Morrow Innovation Center

Introduction
One focus area in the Village of Morrow is the shopping plaza.  According to the Warren Coun-

ty Auditor’s Office, this plaza was built in the 1960’s.  There are currently seven storefronts and 

three vacant storefronts that are in the shopping plaza.  Although one store will be occupied 

within the coming months, the quality of the shopping plaza is deteriorating.  The plaza has not 

been updated since first built.  Along with character, the values of the surrounding properties 

do not gain any market value from the shopping plaza.

The process and methodology that were used in the analysis conducted in this section were 

from Retrofitting Suburbia: Urban Design Solutions for Redesigning Suburbs by Ellen Dunham-

Jones and June Williamson.  Jones and Williamson discuss the issues of why retrofitting subur-

bia is necessary in a society whose desires and lifestyles are constantly changing.  Morrow is 

an ideal example of a community that needs innovative solutions to address changing demo-

graphics and a lack of economic drivers.  Jones and Williamson describe the type of retrofit-

ting, as suggested in this report, as, “a process of entirely revamping and in many cases com-

pletely replacing, the conventional zoning that has dominated land-use decision making and 

development for decades… This economy is digitally enabled to be less dependent on geogra-

phy, making the qualities of individual places matter more in locational decisions,” (xii). 

While the shopping plaza slightly fulfills the community members shopping needs in Morrow, 

a more fitting use has been found to serve Morrow and surrounding communities.  Big box 
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shopping plazas served a useful purpose when they were built in the 60’s and 70’s; however, the 

changing needs within communities have spurred a decline of big box plazas.  Jones and Williamson 

propose that there are far better uses for big box plazas and that they possess potential for com-

munity meeting places.  They also suggest that when a plaza starts to experience vacancy, it creates 

a perception that the area is failing.
The longer a store sits empty, the harder it is to overcome the perception that retail 
simply cannot succeed at that site. When a big box anchoring a shopping center 
goes dark, all of the stores’ sales drop. Fears of blight arise amidst the sense of fail-
ure that inevitably surrounds a ghostbox. In the successful examples, this has led to 
‘thinking outside the box’ and creative programming where adaptive reuse enriches 
communities’ social infrastructure in the process (67).

Proposed Projects
The Village of Morrow has a unique opportunity to utilize the surrounding resources and revive the 

open space around the shopping plaza.  In addition, the village assets include available fiber-optic 

cable and Internet.  This type of technology will allow for projects to take place in which the fiber-

optic cable is used to its full advantage.  This will allow businesses to move to and grow in the 

Village of Morrow.  Residents and companies will be able to communicate with each other regardless 

of their location.  There are currently innovation centers being built around the country to nurture the 

relationships between corporations, entrepreneurs, universities and local governments.  One example 

of this is in Grand Rapids, Michigan, and is called “Grid70.”  According to their website, the center “…

is one of only a few design hubs in the world.  Bringing together creative talent from four major 

corporations – Meijer, Amway, Steelcase, and Wolverine World Wide - Grid70 allows for innovation, 

ideation, and cross-pollination.  It’s an environment that stimulates out-of-the-box thinking, every 

day.” (Grid70, 2013)

Redeveloping the shopping plaza into the Morrow Innovation Center will create a connection between 

corporations and institutions in the Cincinnati, Dayton and Columbus metro areas and the technol-

ogy that currently exists.  The Innovation Center capitalizes on its proximity to metro areas and the 

resources offered.  Morrow is adjacent to Cincinnati, Dayton and Columbus, and it could serve as a 
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meeting point for institutions in these metro areas. 

The Morrow Innovation Center will offer different amenities to both community members and future 

collaborators, creating a “live, work, play” situation.  The Little Miami Bike Trail that will have an exten-

sion to the Morrow Innovation Center, which will include a park that will serve the users of the Inno-

vation Center, as well as community members and their families.

Phase I Correlation
Demographics

The Morrow Innovation Center should increase the  population of the Village of Morrow as individuals 

who form new businesses or are employed at these businesses may choose to live close to work.  

Additionally, many of these new residents would likely be in the 25 to 34 and 35 to 44 age demo-

graphics, as workers at businesses in the Innovation Center are likely to be of these age groups, 

which are desired by the village.

Economics

This proposal should result in an influx of jobs, both during construction and once the center begins 

operation.  Furthermore, additional secondary employment will be generated to support these new 

jobs.  The creation of new employment combined with the additional residents will increase the likeli-

hood of success for the other proposals (Main Street Redevelopment and the PUD).  The increased 

number of residents and higher employment will increase the tax base in the village as well.  These 

improvements are consistent with both the economic section of the report and the desires of the 

community as expressed at the charrette held on January 30, 2013.

Physical

The redevelopment is consistent with the recommendations of the physical section of the report 

because this site will replace buildings that currently have a large number of vacancies.  This proposal 

will, as a result, make the area more physically attractive with newer, more modern buildings with 

higher occupancy rates, combined with better landscaping and more appealing street frontage than 
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the current sea of parking.  The improved appearance will assist in the re-inhabitation of the Village 

of Morrow by making it more attractive to new residents and businesses.  The development of the 

nearby park will also attract residents and visitors.

Transportation

The Morrow Innovation Center proposal includes integrating the site with the existing Little Miami 

Bike Trail.  Integration improves the overall connectivity of the village’s transportation modes.  The 

planned multi-use trail provides a better sense of community and connection throughout the village. 

Natural Environment

The plaza redevelopment site is consistent with the natural environment recommendation section 

of the report of Phase I in a number of ways.  The site is located outside of the 100-year floodplain, 

but the redevelopment site must mitigate any risks that contribute to flooding.  As this is currently 

a developed site, the opportunity exists to reduce rather than increase flood risk.  This proposal 

recommends strategies that will reduce the overall risk by minimizing impervious surface coverage 

and increasing coverage by vegetation.   Pervious pavement should be used for paved areas such as 

sidewalks and parking lots, further reducing the impact of flooding.  The proposal takes advantage 

of the community strength provided by the water bodies in its integration with the bike trail and the 

Little Miami River, as well as providing additional green space with this connection.  The proposed 

park will restore natural areas and provide a connection between residents and their environment, 

while the neighborhood trail will provide opportunities to interact with the natural environment of the 

village.

Energy

The proposed plaza redevelopment site is consistent with recommendations of the energy group in 

Phase I.  The redevelopment would entail the replacement of aging, energy inefficient structures with 

new much more efficient ones.  The proposal recommends seeking LEED certification for the rede-

veloped site, ensuring a higher level of energy efficiency than standard (to code) development.  The 

structures at the redeveloped site should use solar heating for hot water, an inexpensive and easily 
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implemented technology.  Energy Star rated equipment should be used wherever possible.  Overall, 

this proposal provides an excellent opportunity for energy efficient development as discussed in the 

energy section of the Phase I Report.

Solid Waste and Water

The Morrow Innovation Center will provide opportunities for technology industry investors and en-

trepreneurs to take advantage of the high quality water resources provided by the Village of Mor-

row.  Storm water remediation efforts and resource efficient techniques described previously help 

to mitigate the stress placed by the project on aging sewer and water infrastructure, and necessary 

upgrades should be included in developer proposals.  Any need for additional sewer taps should be 

met by the village’s existing surplus.  Also, additional efforts to improve sustainability of the rede-

veloped site should include the implementation of a recycling program to reduce the production of 

waste as well as the cost of its disposal.  Finally, the suggestions of the solid waste and water group 

for improved infiltration of rain water into soil should be aided by the reduction of impervious surface 

coverage as described in the natural environment section.  The increased infiltration of storm water 

will also help to protect the area’s aquifers, which help to provide that important resource.  

Innovation Center Concepts
Business Incubator

Business incubation is a public and/or private, entrepreneurial, economic and social development 

process designed to nurture business ideas and start-up companies and, through a comprehensive 

business support program, help them establish and accelerate their growth and success (Definition 

Agreed at Global Summit Delhi October 2004).  In the context of the proposed Morrow Innovation 

Center, a business incubator would be the physical space or facility that accommodates a business 

incubation process. 

There is an extensive spectrum business development models through business incubation. The 

vast majority of business incubators fall into two categories: technology or mixed, and they which 

service a wide range of clients.
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Types of Business Incubators (Taken from Idisc.net “Types of Business Incubators”)

Mixed Portfolio

•	 Targets high-growth firms in a range of sectors;

•	 May select sectors that align with the overall regional or national competitiveness strat-

egy, and

•	 May exist in environments where there is little entrepreneurial activity.

Technology Business Incubator

•	 Targets high-growth technology firms;

•	 Requires foundation of strong technology and human capital infrastructure;

•	 Where this infrastructure and human capital are weak, may require extensive pre-incuba-

tion activities, and

•	 May exist in economies in transition.

Business Incubator with University Relationships

•	 Frequently the university or academic institution has a role as founder and is a source of 

resources such as research, expertise, space and/or funds, and

•	 Typically targets technology firm, but may work with other sectors.

Agri-Business Incubator

•	 Targets firms in the agriculture sector, and

•	 Aims to commercialize innovative practices or transform sector firms from slow-growth 

to growth.

Social Business Incubator

•	 Uses entrepreneurship and innovation as a mechanism for social impact;

•	 Engages entrepreneurs who may be disenfranchised or where illegal economies are 

prominent, and

•	 May focus on socially valuable products and services.

Technology Parks 

•	 Designed to accelerate growth of relatively mature businesses;
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•	 Focuses on range of technology firms, but may target specific industries, and

•	 May use incubation as way to source future clients.

Associations and Networks

•	 Targets incubation organizations for membership and collective activities;

•	 May be advocates in promoting entrepreneurship and innovation, especially in economies 

where this is not prevalent, and

•	 Often plays a significant role in learning and training and providing networks for members.

It will be up to the Village of Morrow to determine which model to pursue.  This requires conducting 

a feasibility study that contains a market study as well as a community needs assessment.

LEED Certification

LEED (Leadership in Energy and Environmental Design) provides building owners and operators with 

a framework for identifying and implementing practical and measurable green building design, con-

struction, operations and maintenance solutions.  LEED is a third party certification program and the 

nationally accepted benchmark for the design, construction and operation of high performance green 

buildings.  The number of points the project earns determines the level of LEED Certification the 

project receives.  LEED certification is available in four progressive levels according to the following 

scale:

•	 Certified: 40—49 points

•	 Silver: 50—59 points

•	 Gold: 60—79 points

•	 Platinum: 80 points and above
(Source: http://www.usgbc.org/leed)

The Morrow Innovation Center will capitalize on the opportunity to design and build its facility to 

LEED standards.  Long-term benefits will offset the initial cost difference as opposed to building to 

standard regulations.  Additional benefits include: improvement of building performance, reduction of 

building operation costs, healthier and more productive employee workspaces and public recognition 
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for leadership in sustainability.

Case Studies
Rocky Mountain Innosphere

The Rocky Mountain Innosphere is a 501c3 non-profit technology incubator located in Fort Col-

lins Colorado.  The Innosphere’s goal is to create a “regional entrepreneurial ecosystem” in Northern 

Colorado.  Resources provided to businesses include access to a high-tech facility, connections to 

academic and government institutions, financial advising and mentoring, and networking opportuni-

ties.  Currently, the Innosphere offers services to 34 high-impact scientific and technology startup 

companies. 

The current floor plan for the Rocky Mountain Innosphere includes:

Building

•	 30,000+ square feet;

•	 Private laboratory space equipped for fume hoods;

•	 Shared print/copy/fax workroom; 

•	 Shared kitchen and café meeting room, and 

•	 Showers and changing area. 

Meeting Spaces

•	 Large conference/event spaces with high-quality audio/video equipment; 

•	 Smaller conference rooms and creative spaces, and 

•	 A lounge-café that is ideal for informal meetings.  

The Rocky Mountain Innosphere is also a model for green technologies in terms of the actual facil-

ity.  The building is LEED Platinum certified and utilizes a variety of conservation techniques includ-

ing solar panels on the carport roofs and strategic natural light usage.  The Innosphere also incor-

porates the outdoors in order to create an environment that is refreshing, healthy, and productive 

Fig. 88: Rocky Mountain Innosphere

	  

Source: http://www.rmi2.org/index.asp



154

for its users

Outdoor Amenities

•	 Plaza area with tables and firepit; 

•	 Bicycle pavilion with secure storage; 

•	 Native landscaping; 

•	 Outdoor deck blended into environment, and 

•	 Access to Poudre River bike trail system. 

 

The Business Incubator Center – The Grand Valley Center for Entrepreneurship

Located in the Grand Valley of Colorado, the Grand Valley Center for Entrepreneurship is a business 

incubator, which has been in existence for over 23 years.  In that time it has graduated and launched 

over 260 companies from its intensive incubator program.  The Center is 60,000 square feet 

and currently has 54 business enrolled in its incubator program.  Services provided by the Center 

include: 

•	 A commercial kitchen;

•	 Free or low cost counseling;

•	 Workshops and classes;

•	 The opportunity for approved businesses to use shared services and lease space;

•	 Small business financing through the Business Loan Fund of Mesa County, and

•	 Enterprise Zone tax credit administration through the Mesa County Enterprise Zone.

The Center also offers three types of rentable space to potential businesses:

•	 Office Space: Single and suite style ranging from 120 to 1,000 square feet.  Offices 

have access to state-of-the-art business technology, telephones, shared fax and 

copier machines, and a computer lab and library. 

•	 Commercial Kitchen: shared use facility where food producers can legally prepare, pro-

cess, cook and store perishables.  It is a fully licensed facility for catering, food prepara-

tion, and specialty food production.

	  

Fig. 89: Grand Valley Center for Entrepreneurship
Source: http://www.gjincubator.org/
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•	 Manufacturing Space: 1,281 square feet.  The space 

includes a hot water heater, wash sink, heating and air 

conditioning, and an overhead door.  Space can also 

include yard space, compressed air, and dock/forklift 

access. 

The Center has also yielded significant economic results.  Compa-

nies graduating from the program have generated more than $156 

million in revenue and have generated approximately 10,500 jobs.  

Additionally, they have invested $58.5 million in capital.

The Grand Valley Center for Entrepreneurship should also be used 

as a model for the Morrow Innovation Center in terms of business 

financing.  The Center is nationally recognized for its organization-

al model for financial sustainability and has been recognized five 

times by the National Business Incubation Association.  Revenue 

for the program comes through grants from the Small Business 

Association with a dollar for dollar private match.  There is also a 

small fee charged to workshop participants.

The Business Incubator also makes commercial loans to business-

es that do not meet financing requirements from typical lenders.  

These loans are known as the “Incubatory Bootstrap Fund” and are 

low interest, short-term loans that help finance expenses associ-

ated with small business growth. 

	  Fig. 90: Office Space

Source: http://www.gjincubator.org/

	  Fig. 91: Kitchen

Fig. 92: Manufacturing	  
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Ohio University Innovation Center (Athens, Ohio)

The Ohio University Innovation Center in Athens, Ohio began supporting entrepreneurs in 1983.  The 

innovation center demonstrates how small businesses can effectively utilize resources available 

to create a more stable and visible business.  The collection of businesses allows for connections, 

expertise and the sharing of ideas.  The center allows for businesses to utilize space with afford-

able rates. 

The average annual number of jobs created directly and indirectly by Innovation Center (IC) clients 

from years 2004 to 2009 was 310.  Companies generated a total of $76.9 million in income and 

$7.21 million in state and local tax revenues.  In addition, IC clients had a total income of $22 million 

providing average annual wages of $53,000.

The IC serves as home to 15 client companies.  A few Innovation Center successes include: Di-

agnostic Hybrids, Sunpower and Third Sun Solar.  Third Sun Solar witnessed a 436% growth in 

revenue from 2009 to 2010.  The company is the 22nd fastest growing company in the state of 

Ohio, according to Inc. Magazine.  Third Sun has completed seven of the eight ARRA solar stimulus 

projects around the state.  The company currently employs 28 people.

Morrow Innovation Center Design
The site plan shows the layout of the Morrow Innovation Center.  As stated previously this is a 

complete reconstruction of the Morrow Plaza.  The plan includes a multitude of elements targeted 

at improving the economic vitality, connectivity, and usability of the site, which has an area of 

63,300 sq. ft., or 14.532 acres.. 

Innovation Center

The Morrow Innovation Center is situated behind the parking lot in order to capitalize on the views 

of the river as well as the proximity to the bike trail.  It has also been sited in this way to provide 

direct access from the Innovation Center to the recreation spaces and pond that will be construct-

ed in between the bike trail and the facility. 

	  

	  

	  

Fig. 93: Ohio University Innovation Center

Source: Ohio University Innovation Center.
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Parking

The parking lot has a total area of 150,163 sq. ft.  This is to accommodate the required number of 

parking spaces using the design standard of providing 3.5 parking spaces per every 1,000 square 

feet of building floor space.  Using this ratio for both floors of the Innovation Center yields a total 

of 247 parking spaces.  The design of the parking lot also calls for green spaces to be provided to 

help mitigate the adverse effects of impervious surfaces, as well as make the lot more aestheti-

Fig. 94: Site Plan for the Morrow Innovation Center
Source: Designed by authors.
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cally appealing to those passing by. 

Walking Paths

The site plan shows a connective walking path that provides 

a route that circumnavigates the entire development.  It also 

provides direct access to the proposed location of the Sub-

way sandwich shop.  These paths have also been proposed in a 

manner that will leave potential for future connections to other 

sites. 

Recreation and Gathering Space

The space located between the Innovation Center building and 

the Little Miami Bike Trail provides landscape elements such as 

gazebos, benches, ponds and green spaces.  The intention of 

these elements is to provide users of the Morrow Innovation 

Center with a place to gather for socialization, eating lunch and 

enjoying the outdoors.  It also connects the Innovation Center, 

Little Miami Bike Trail and the Little Miami River. 

Floor Plan for Morrow Innovation Center
Using case study research, the following floor plan is proposed 

for the Morrow Innovation Center.  The floor plan is divided into 

five different functional zones, with a first floor area of 47,010 

sq. ft. or 1.345 acre, and a second floor area of 23,200 sq. ft. or 

0.53 acre.

	  Fig. 95: Plaza View A

	  Fig. 96: Plaza View B

Source: Designed by authors.
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Zones in First and Second Floor Plans

The schematic plans above show the layout of each functional zone.  The details of each zone are 

listed below.  This includes suggestions for potential uses of that zone. 

1. Incubator/Office

•	 Management offices;

•	 Office space (incubators, varying sizes 500-1000 square feet), and

•	 Storage.

2. Conference/Auditorium

•	 Conference rooms;

•	 Training room;

•	 Small auditorium (capacity of approximately75 people), and

•	 Storage.

3. Libraries

•	 Libraries (public and private);

•	 Storage, and

•	 Printing center.

4. Labs

•	 Commercial kitchen (training);

•	 Computer labs;

•	 Wet lab, and

•	 Manufacturing (machine shop).

5. Public/Recreation 

•	 Exercise facility;

•	 Showers/lockers;

•	 Lobby/receptionist area;

•	 Kitchen/café/vending machines, and

•	 Restrooms.

Moving Forward – Implementation
Should the Morrow Innovation Center rely on a “top-down” or “bottom-up” approach to operations?  

	  
	  

	  

Fig. 97: Floor Plan-1

Fig. 98: Floor Plan-2

Source: Designed by authors.
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Both approaches have their initial pros and cons.  However, the implementation route appears to affect 

the progress of the center in the long term.  “Top-down” centers tend to be less successful over time 

because they are faced with challenges in tangibly demonstrating how their concepts will go on to 

positively impact the business, or, even when the ideas are relevant, face political challenges in con-

vincing or gaining the resources to move the ideas forward.

“Bottom-up” centers have an advantage as they share a common language and some degree of cred-

ibility thanks to their origins within the organization.  “Bottom-up” centers develop more organically 

from inside the organization.  Beginning as a small team tasked with working on specific problems, 

these centers are given more project work and responsibility based on the value they provide to the 

organization.  “Bottom-up” centers may have an advantage in their slow growth, as they encourage 

more collaboration and relationship development and are better equipped to address specific needs 

within the organization as they mature.

Moving forward should address the creation of a Board of Directors and access to the Morrow Innova-

tion Center.

Board of Directors

The Board of Directors should consist of various business leaders within the Village of Morrow.  It 

should represent diversity and a balance of interests within the community.  The members are expect-

ed to act in the best overall interests of the Village of Morrow.  The Morrow Innovation Center will not 

only be representative of Morrow through its Board of Directors, but also the community as a whole.  

The community should, therefore, agree upon the types of business, innovators and resources to be 

represented in the Innovation Center. 

Access to the Morrow Innovation Center

The Morrow Innovation Center is designed for research and development beyond the Village of Mor-

row, but the local community should have access to the resources.  For this reason, the Salem Town-

ship Library will be located in the center.  The Library will offer courses for residents and provide 
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connections to resources for the local high schools.  Access to the resources allows residents to de-

velop ideas from within the Village (http://xnet.kp.org/innovationcenter/docs/KorelLittleCreatingIn-

novationCentersAGuide.pdf)

Workforce Development

Over the next 20 years, the U.S. must address an aging labor force, a need for highly trained work-

ers who can compete globally and increasing numbers of low-income working families struggling 

to climb the economic ladder.  Of particular importance is the growing earnings gap between more 

educated workers and those with a high school diploma or less, and the growing number of jobs 

that do not pay family-sustaining wages or provide health benefits.  In rural areas, a substantial num-

ber of workers are underemployed due to a lack of jobs and advancement opportunities (Building 

Family Economic Success-Workforce Development, 2005).  For this reason, it is proposed that the 

Morrow Innovation Center contain a workforce development program that services not only Mor-

row residents, but residents across Warren County.  The goal of this program will be to create a 

local workforce that will attract the desired high tech businesses as well as provide employees to fill 

those jobs. 

Learning Annex 

Similar to the famous Learning Annex, the Morrow Innovation Center could offer a space for con-

tinuing adult education.  Partnerships with prominent areas businesses could create an opportunity 

for the Learning Annex to provide lectures from influential persons.  This learning center could also 

design a curriculum tailored to the development of a high-tech workforce, which could be done 

through weekly classes or a series of seminars. 

Partnerships

Forming partnerships with businesses and universities in the region will be essential to the success 

of both the business incubator and workforce development program.  They can provide resources, 

research, staffing, guest speakers and critical feedback.  The tables below provide a brief overview 

of some of these possible partnerships.  The University Partnerships Table also provides a list of 
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programs and centers that are directly related to the purpose of the business incubator and work-

force development program. 

Company Location Revenue (in millions)

AK Steel Holding West Chester 6,468

Fifth Third Bancorp Cincinnati 6,673

Kroger Cincinnati 90,374

Macy’s Cincinnati 26,405

Procter & Gamble Cincinnati 82,559

Western & 
Southern Financial 
Group

Cincinnati 4,986

Fig.99: Possible Business Partnerships: Fortune 500 Companies in the Area
Source: CNN Money 2012 Fortune 500 Companies

University Location Possible Partnerships URL Email Phone

Cincinnati State
Cincinnati, Ohio

Workforce 
Development Center

http://www.cincinnatistate.edu/real-world-
academics/workforce-development-center 513-569-1643

Sinclair 
Community 
College Dayton, Ohio

Workforce 
and Economic 
Development Center http://sinclair.edu/facilities/wfd/

workforcedevelopment@
sinclair.edu 937-252-9787 

University of 
Cincinnati

Cincinnati, Ohio

Center for Business 
Analytics

http://business.uc.edu/centers/analytics-
center.html tricia.burger@uc.edu 513-556-7140

UC Center for 
Entrepreneurship 
Education & Research

http://business.uc.edu/centers/
entrepreneurship.html ecenter@uc.edu 513-556-7123

Goering Center for 
Family & Private 
Business http://business.uc.edu/centers/goering.html Goering@uc.edu 513-556-7185
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University of 
Dayton

Dayton, Ohio

Center of Excellence 
for Strategic Energy 
& Environmental 
Informatics

http://www.udayton.edu/engineering/
strategic_energy_and_environmental_
informatics/index.php 937-229-2852

University of Dayton 
Innovation Center

http://www.udayton.edu/engineering/
innovation_center/index.php 937-229-2502

Warren County 
Career Center Lebanon, Ohio

Business and Industry 
Center

http://www.mywccc.org/BusinessIndustry-
CommunityServices.aspx

Top of Form
Donna.Cox@mywccc.org. 
Bottom of Form

Top of Form
513-932-8145
Bottom of 
Form

Wright State 
University Fairborn, Ohio

Ohio Small Business 
Development Center http://www.sbdcwsu.org/ earl.gregorich@wright.edu 937- 775-4761

Xavier 
University

Norwood, Ohio
 

Xavier Entrepreneurial 
Center

http://www.xavier.edu/williams/centers/
entrepreneurial-center/index.cfm 513-745-2028

Community Building 
Institute http://www.xavier.edu/communitybuilding/

CommunityBuildingInstitute@
xavier.edu 513-745-3896

 Fig.100: Possible University Partnerships
Source: Compiled by authors.

Funding 

The Village of Morrow has traditionally seen its economic impetus from being located on a major highway that connected the three major cities in Ohio 

by being home to United Postal Services.  Currently, funding for its revival and redevelopment can tap into its identity as a small village that has available 

lots for business and residential growth and enhancements.  Currently, the plaza is mainly parking spaces with a façade that can be leveraged to connect 

to other parts of the village and make it a unique and vibrant location.  Numerous funding sources can be used to develop the Morrow Innovation Center as 

well as the areas surrounding it:

•	 One of the obvious sources of funding for the Innovation Center is the state of Ohio’s Community Development Block Grant.  These grants 

can be awarded by the state through the local government, in this case, the Village of Morrow and Warren County, to be applied to infrastruc-

ture development business start-up and expansions as well as the acquisition of fixed assets.  The Economic Development Public Infrastructure 

Grant Program provides funding to create and retain permanent, private-sector job opportunities, principally for low - and moderate-income 

persons, through the expansion and retention of business and industry in Ohio communities (Ohio Department of Development).

•	 The State of Ohio also provides The Ohio Vacant Facilities Fund that provides grants to assist businesses in creating new jobs in vacant and 

underutilized commercial buildings and business parks.  Since the plaza in Morrow contains a considerable amount of vacant space, it can benefit 
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from this fund.  For - profit employers can receive a $500 grant for every new full-time 

position created in the vacant facility lasting one year.  Employers must occupy a build-

ing or business park that has been at least 75% vacant for at least twelve months and 

increase employment at the facility.  The new employees must increase the employer’s 

base payroll at the time the vacant facility is occupied.  Employers must employ at least 

fifty employees, or half of its Ohio employees at the facility (Ohio Department of Devel-

opment).

•	 The Small Business Innovation Research Program is another source of financial assistance 

available through the U.S. Small Business Administration.  This federal program encour-

ages small business to explore their technological potential and provides the incentive to 

profit from its commercialization.  The proposal to have the Morrow Innovation Center in 

the partially vacant plaza can qualify for this fund. By including qualified small businesses 

in the Innovation Center, high-tech innovation as well as research and development is 

stimulated in the village (U.S. Small Business Administration).

•	 The Economic Development Administration has an Economic Adjustment Program that 

provides grants averaging about $200,000 for local revolving loan funds, which are 

broadly used for bringing about economic change in the community.  During the past 

year (2012), a $2.2 million Economic Development Administration investment in the Village 

of Greenville, Ohio, was made to help it upgrade 29 miles of city-owned rail to ensure 

reliable transportation infrastructure for the region’s manufacturers and other businesses.  

The Village of Greenville has a population of only 18,000 and received funding to revive 

its transportation infrastructure to connect it to surrounding businesses.  Similar funding 

could help the Village of Morrow redefine itself and its proposed plaza, which can provide 

a new source of economic growth (U.S. Economic Development Administration). 
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Innovation Park
Innovation Park will be Morrow’s newest community park, and it can be used by all ages for recre-

ation and events.  Located in the southwest region of the village, the park gets its name from The 

Morrow Innovation Center that will be located on West Pike Street.  As the Village of Morrow is 

taking greater strides to become more sustainable, the eighteen-acre park will be converted from 

what was once a gravel pit and will use recycled building materials to cut down on waste.  The 

park will be easily accessible via automobile and bicycle.  Innovation Trail, a newly proposed bike 

trail in Southwest Morrow, will connect to the Little Miami Bike Trail and the rest of the Village of 

Morrow.  Innovation Park will highlight the Valley Vineyard, as well as provide the opportunity to 

highlight several of the businesses in The Morrow Innovation Cente,r on kiosks throughout the park.  

`

Features

LED Lights

LED lights are ideal for park lighting.  Innovation Park will be designed for evening uses such as 

recreational activities and events, so accurate lighting is important for safety.  Two types of LED 

lighting structures are recommended for evening use of the park.  Lamps will provide a raised 

source of light at the edges of the bike trails and other locations of the park.  The second source 

of recommended illumination is in-ground lighting.  An in-ground lighting system can be used in the 

grassy areas around the pavilion, playground and the amphitheater.  

Using LED lights for Innovation Park would save on operating expenses for Morrow as LED lights 

use at least 75% less energy than incandescent lighting.  LED lights also last 35 to 50 times longer 

than incandescent lighting and about 2 to 5 times longer than fluorescent lighting.  The illumination 

levels of the proposed lights would greatly enhance public safety in Innovation Park after dark.

	  

Fig. 101: Views of the Proposed Innovation Park. Source: Designed by authors.
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Pavilion 

The pavilion in Innovation Park will be a large indoor and outdoor facility that can be rented for 

events year around.  To offset maintenance costs, each rental space will be made available for a 

small fee.  The pavilion will have a wine bar that features the wines from the local Valley Vineyard.  

There will also be a snack kiosk that will sell food and beverages.  To reduce energy usage, the 

pavilion will be LEED certified.  Through certification, the pavilion will also reduce waste sent to 

landfills by using recycled materials.  The building will also have a green roof.  Green roofs are ben-

eficial in the reduction of energy use for heating, cooling and better sound insulation throughout 

the building.  The vegetation also provides esthetic value and habitat for many species. 

Sports Facilities

Innovation Park will feature four different sport venues that can be used for individual, group or 

league uses.  The first facility is the multi-use grass field.  The field will be 120 yards in length and 

60 yards in width that can accommodate a traditional soccer and football field.  Innovation Park will 

also include three tennis courts and three sand volleyball courts for seasonal uses. 

Amphitheater 

The amphitheater in Innovation Park can be the largest gathering space for theater, concerts, 

community fundraisers and movies in Morrow.  It will have a stage with picnic-style seating for up 

to 500 patrons.  The venue will include dressing rooms, a panel for lighting and sound and access 

to power for production requirements.  To earn income on the amphitheater, it can be rented to 

outside performers for events that the residents of Morrow can still enjoy.  

Playground 

The playground at Innovation Park will be made from fully recycled materials such as rubber, wood 

and pipes.  Playgrounds around the world are beginning to use recycled tires as swings, seesaws, 

slides and climbing objects.  The rubber from shredded tires also provides a safe, soft ground that 

prevents most impact injuries.  Compared to wood mulch, rubber mulch is much safer, more cost-

effective, more durable, and is environmentally friendly and requires lower-maintenance.   

	  

	  

Fig. 102: LED Lights
Source: Designed by authors.

Fig. 103: Pavilion
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Plus, rubber mulch is clean and safe - minimizing airborne dust and particles and removing the risk 

of wood splinters  Using recycled materials will give children and their parents a chance to learn 

about environment friendly products.

Interactive Water Park

An interactive water park is an area for water play that has no standing water.  The water feature 

will be a focal point for the park and an attraction for all ages, especially during the hot summer 

months.  Water playgrounds have distinct advantages over swimming pools in that they are cost 

effective and low maintenance, and water - play activities extend well beyond normal pool sea-

son.  The water playground would also be cost effective because the absence of standing water 

eliminates the need for lifeguards or other supervision, as there is practically no risk of drowning.  

Interactive water parks have some features, such as fine mist, that are designed to be moderate 

enough for children.  Joggers or concertgoers can also use the water mist to cool off during hot 

weather.

Multimodal Access Plan—Overall Connectivity
As part of this study for the Village of Morrow, a Multimodal Access Plan has been developed to 

upgrade, expand and enrich the village’s multimodal connections to improve the quality of life for 

residents, promote public health and economic development, and improve access to a wide variety 

of destinations and community activities.  Innovation Trail promotes safe and convenient travel by 

all modes, providing needed connectivity between residential neighborhoods, the Central Business 

District, parks and recreational amenities.  The redevelopment project includes recommendations 

for new sidewalks and trails, trail extensions, bicycle lanes and intersection improvements, as well as 

strategies for improved roadway and streetscape design.

The plan was developed through qualitative and quantitative analyses of Morrow’s existing infra-

structure, quality of service and multimodal network.  The plan covers the entire Village of Morrow 

and identifies the most critical connections required to achieve the long-term goal of creating a 

complete, interconnected town-wide network of sidewalks, bicycle lanes and trails.

Fig. 104: Sports Facilities

	  

	  

	  

Fig. 105: Swings

Fig. 106: Tires
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Purpose

The purpose of the Multimodal Access Plan and Innovation Trail is to increase and enhance travel 

options in Morrow in order to allow residents and visitors to access the village’s key destinations 

without using an automobile.  The plan is intended to bridge gaps in the existing multimodal trans-

portation network and address obstacles to accessing destinations by transit or non-motorized 

modes.  Projects included in the plan will also improve the overall safety of the multimodal network 

and address particular safety hazards in specific locations identified during the initial plan develop-

ment process (Phase I – SWOT Analysis).

The plan provides recommendations that can be incorporated and referenced in documents that 

guide capital improvement funding and long range transportation decision-making in Morrow.  The 

plan is intended to maintain or repair existing infrastructure and guide the investment of available 

transit gaps. 

Contents

Included in the summary are a description of the various types of multimodal accommodations 

considered in the plan, and a map showing the envisioned multimodal network.  These projects will 

contribute to the realization of the village-wide multimodal network described in the plan.  Inter-

section improvements, traffic calming measures and signage, and pavement marking programs 

are also outlined.  The Multimodal Access Plan is presented for three specific areas in Morrow: The 

Plaza, the Main Street Business District, and the PUD. 

Plan Summary

The overall goal of the Multimodal Access Plan is to enable people to safely and efficiently reach 

destinations throughout Morrow without using a personal automobile.  The plan promotes non-

motorized connections to employment centers, parks and recreational areas.  These include bicycle 

facilities, sidewalks and regional bike trail connections.  The plan also strives to improve access to 

transit to further enhance travel options within the village, as well as to neighboring communities.  

Additional programs to encourage multimodal travel, educate motorists and non-motorized travel-

	  

Fig. 7: Interactive Water Park
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ers about safely sharing the transportation system, and improving signage and pavement markings are also 

important components of the plan. 

Innovation Trail

Innovation Trail is a distinctive multimodal trail that connects every park in Morrow.  Users of the trail will be 

able access every park, all within approximately four miles distance.  Innovation Trail will encompass unique 

features such as in-ground LED lighting and interactive maps and graphics that will detail upcoming proj-

ects with the Morrow Innovation Center.  In addition, patrons of the trail will be able to access interactive 

boards, presenting features such as distance travelled, speed and all connecting regional trails with their re-

spective distances.  Innovation Trail will be the only trail in Morrow that is paved with porous asphalt.  This 

exclusive design feature offers developers and planners a tool for managing storm water.  Porous asphalt 

allows water to drain through the pavement surface into a stone recharge bed and infiltrate into the soils 

below the pavement.  With the proper design and installation, porous asphalt can last for more than twenty 

years, promote infiltration, improve water quality and eliminate the need for a detention basin.  (http://www.

asphaltpavement.org/index.php?option=com_content&view=article&id=359&Itemid=863)

The proposed multimodal network utilizes the existing Little Miami Scenic Trail as the spine of an enhanced 

multimodal network consisting of branching multi-use trails, bicycle facilities and an extensive sidewalk net-

work.  Certain areas such as Innovation Park have also been identified as priority pedestrian corridors, where 

amenities such as lighting, seating, wider sidewalks and protection from automotive traffic are warranted.  

Priority connections are proposed on Front Street, connecting the Main Street District to the PUD.  Con-

nections from Innovation Park to the PUD are made along a corridor along the western edge of the pro-

posed site development.  A proposed bridge will cross over Todd Fork River, connecting Innovation Trail 

to existing parks along the eastern edge of Morrow, while utilizing East Pike Street to return back to Main 

Street and the Morrow Innovation Center and Innovation Park. 

Conclusion
The Village of Morrow was a purpose-built town that grew due to having a United Postal Service hub.  Its 

economy expanded as the highway, railway and travel on the Little Miami River expanded.  When the hub 
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closed, and a major inter-state highway was built bypassing the village, the Morrow saw its economy and 

population decline.  As it was once a purpose built town, through strategic and diversified planning, its eco-

nomic revival can be purposefully mapped for long-term prosperity.

Currently, the plaza in Morrow is a largely empty, but its location and size give it a strategic advantage as 

a redevelopment site.  The majority of the lot is taken up by empty parking spaces, while the stores are 

largely vacant.  As a logically connected Innovation Center, the plaza can be utilized as a location where 

high-growth, entrepreneurial, technological and educational offices and resources can be located.  The idea 

to have an Innovation Center was initially shown in the Mayor’s video during the charrette held at Mor-

row in January 2013.  This Innovation Center will redefine a village that currently has most of its population 

commuting out of the village for their needs.  The idea of having a well - connected Innovation Center, 

however, is tied to the need to have the village be as walkable as possible.  While beautification and trendy 

designs may look appealing, the key to a sustainable redevelopment plan is to incorporate connectivity as 

well as economic development (Dunham and Williamson, 2011).  This is very much possible with the Village 

of Morrow because there currently exists a bike path that can be connected to the Innovation Center as 

well as other parts of the community and its surroundings.  Additionally, the public library provides a source 

of traffic and adds to the walkability of the village so its placement within the plaza is strategic both now 

and within the Innovation Center.

During the charrette, the overwhelming response from the community was the need to have business and 

economic improvement for the village.  The Morrow Innovation Center can be a source of sustained eco-

nomic improvement because it provides a creative, educational and economically sustainable approach to 

development, rather than focusing on specific sectors or franchises.  With grants and funding available for 

small business and workforce development, Morrow has the possibility of obtaining resources to creat an 

Innovation Center from its redeveloped plaza. 

Lastly, the connectivity of the bike path, as well as the surrounding green spaces, also adds to the ecology 

of the proposed Innovation Center.  As the existing bike paths currently provide connectivity and identity 

to the village, the surrounding green spaces collectively with the plaza should do so as well.  Connectivity 
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Fig. 108: Connectivity Source: Designed by authors.

helps a small village like Morrow maintain its unity as a well-integrated settlement.  An Innovation Center will help it redefine the village’s 

identity from a place that used to depend on the success of a logistics company to one that now creates economic opportunities 

through a diversified approach.  It can become a village that has turned its declining population and stagnant economy into one that 

provides its residents with local amenities and jobs, and that attracts talented professionals and thriving businesses. 
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Re-greening the Woodlands at Morrow Planned Unit 

Development

Introduction
Based on an initial analysis of the village, the Woodlands at Morrow Planned Unit Development 

(PUD) was identified as a key area for redevelopment.  As a development concept, the PUD 

exemplifies some of the shortcomings of traditional suburban development.  The failures of 

traditional suburban design focus on large parcel sizes organized in a sprawling pattern.  Sub-

urban subdivisions are more often than not designed for the automobile and lack meaningful 

pedestrian connections.  Sprawled development is often disconnected from central areas and 

requires a large amount of infrastructure for only a few residents.  An additional shortcoming of 

the traditional suburb is the lack of connection to natural areas and a focus on clearing the land 

instead of integrating natural and human elements through the development.

The Woodlands at Morrow PUD exhibits many of these suburban design elements including 

large parcel sizes and sprawled development patterns.  The lack of pedestrian connections in 

the PUD encourages a reliance on the automobile and disconnects the area from the rest of 

Morrow.  As it stands, the PUD is only partially developed due to lack of demand and fund-

ing.  In addition, the PUD is surrounded by beautiful natural areas and scenic views.  The area 

was chosen as a key redevelopment site because of its unique history and natural setting.  The 

unfinished nature of the original PUD project allows for a creative re-imagining of the role the 

PUD plays in the Village of Morrow.
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Exploring the PUD’s original development plan and comparing it 

with the site’s existing conditions provides a better understand-

ing of what was planned for the area but was never built.  With 

this understanding, further analysis can be conducted to find the 

strengths and opportunities of the PUD in several key design areas.  

From this foundation, new strategies can be created that highlight 

the area’s assets.  Using these strategies, new designs and site 

plans can be developed to create a cohesive PUD and reintegrate 

the neighborhood into the rest of Morrow.

Developer’s Plan

The Woodlands at Morrow is a planned unit development less 

than a mile south of Morrow’s downtown.  The development was 

proposed by Nathaniel Development on the site of the Alpine Ski 

Resort that existed until going bankrupt in the 1960’s (Morrow 

Comp Plan, 1979).  Development at this location is discussed in the 

1979 Comprehensive Plan, where the area is touted as prime for 

residential development.  The plan does warn of some limiting fac-

tors, including slope and soil composition, but still notes that 196 

acres are suitable for the development of 598 units.  The following 

section deals with the details of the development as proposed by 

Nathaniel Development.

Created in 2004, the initial 156-acre development proposal by Na-

thaniel Development was bounded to the north and east by Todd’s 

Fork Creek and to the west by First Creek.  This initial proposal 

was divided into 6 development sections entitled The Woods, The 

Fig. 109: Developer’s Proposal for the PUD Source: Nathaniel Development.
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Heights, The Estates, The Ridges and The Slopes; the sixth section 

was unnamed.  While the proposal called initially for the partial de-

velopment of only sections 1, 2 and 5, the total PUD development 

was to consist of over 900 new homes spread over the entire 156 

acres.  

The street network as proposed consisted of 50 feet wide right 

of ways, a street pattern consisting of looping roads and 23 cul-

de-sacs.  In addition to the residential units proposed, a number of 

community amenities were also suggested for the site, some of 

which have been implemented.  The proposed amenities included 

a network of green belts comprised of undeveloped open space 

and the preservation and incorporation of lakes, streams and sce-

nic views.  The development plan also called for two playgrounds 

and a community pool, with a clubhouse and fitness center located 

adjacent to existing lakes in the center of the proposed PUD area.

Existing Conditions

The proposed Woodlands at Morrow PUD was never fully de-

veloped.  Proposed as one large subdivision, construction stalled 

before the two sections of the initial development could be con-

nected.  Under the economic and housing market conditions of the 

mid-2000s, the demand for this type of housing never material-

ized at this location.  In the initial development stage, infrastructure 

was laid out for 193 single family homes.  By early 2013, only 106 

had been built, leaving 87 empty parcels scattered throughout the 

two fractured subdivisions.  

Figure 110: Existing Conditions in the PUD Source: he authors.
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Currently the development is split into two subdivisions.  One can be accessed on Morrow-

Woodville Road and the other on Morrow-Blackhawk Road, approximately ¾ of a mile apart.  The 

two subdivisions are separated by a large parcel of land owned by the Village of Morrow that 

previously contained an access road and chair lifts for the old ski resort.  In the existing Woodlands 

at Morrow development, four streets end in cul-de-sacs, while ten others terminate abruptly into 

undeveloped land.  Road and utility infrastructure has been constructed for the existing parcels for 

single-family homes only.  Some of the amenities proposed in the initial development plan have 

materialized.  One of the two intended neighborhood parks was constructed, and the development 

includes gas-style lighting and some public green space as proposed in the initial plans.  

The existing vacant parcels are desolate.  Lacking the sidewalks that are present in front of exist-

ing homes, the vacant parcels create a fractured system of pedestrian paths.  Furthermore, the 

vacant parcels are barren land now marked by erosion and profuse weed growth.  This stands in 

stark contrast to the neatly sodded grounds of the surrounding houses.  As the streets come to an 

abrupt end, the subdivision interacts with land that was only partially prepared for future develop-

ment.  The natural forest landscape has been cleared and mounds of moved earth and rock unnatu-

rally swell from the land.  Preparations for future infrastructure and development are also evident 

with wide trenches and protruding sewer caps marking the layout of future streets.

Beyond the incomplete development area, the subdivisions are surrounded by forested hills, which 

overlook Todd’s Fork Creek.  While four-wheeler tracks crisscross this natural landscape, it is 

underutilized as an amenity for the people of Morrow and surrounding areas.  The forested land has 

steeply sloped hillsides that lead down to the creeks, while the flatter portion towards the inte-

rior of the forested area contains two large ponds.  The cleared and incompletely developed area, 

combined with this natural area, total 325 acres of land surrounding the existing subdivisions.  
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Core Design Principles
Six Groups

When creating designs for the future site of the PUD, it was important to take into account the 

design principles and suggestions of the study’s previous analysis.  The initial analysis of the Vil-

lage of Morrow included an existing conditions report and an analysis of the strengths, weaknesses, 

opportunities and threats of Morrow’s assets.  The six principal groups of analysis included 1) water 

and solid waste, 2) economic development, 3) the natural environment, 4) the physical environment, 

5) transportation and 6) energy.  Using these key focus areas, design elements and site plans were 

developed for the PUD that take into account Morrow’s past, present, and future conditions.

Water and Solid Waste

When analyzing Morrow’s water and solid waste conditions in the context of the PUD, several design 

strategies were taken into account.  The future site designs of the PUD take into account cluster de-

sign that reduces strain on the existing sewer system by reducing the amount of sewer taps needed.  

Cluster design also preserves open and green space by organizing housing units in a compact design 

and supports storm water management efforts by decreasing the amount of runoff on impermeable 

surfaces.  The implementation of dual-purpose open spaces allows for parks and recreation areas to 

be used as inundation areas during large rain events, and reduces the chance of flooding in the PUD.  

In addition to water management design principles, reducing solid waste through composting and 

recycling programs should be taken into account.  By implementing these principles into the PUD’s 

site design, Morrow can take full advantage of its water and solid waste infrastructure.
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Economic Development

The second principal group of analysis was economic development, which studied how the PUD 

could take advantage of opportunities that complemented Morrow’s downtown.  Based on previous 

analysis, it was determined to be important to incorporate recreational space into the designs of the 

PUD.  This recreation space could take many forms, including simple hiking and biking trails, kayaking 

and canoeing opportunities, a golf course, a conservatory or campgrounds.  Providing these ameni-

ties in various forms would provide Morrow with additional recreation areas that can be integrated 

from the PUD into the fabric of downtown.  Economic development in the PUD can also be driven 

by incorporating into it mixed use property and a community farm.  A small amount of mixed use 

property would allow for limited retail to support the recreation areas of the PUD, while a community 

farm located just to the north of the PUD could provide fresh produce, educational programs and 

employment opportunities.  All of these design principles for economic development of the PUD will 

provide incentives for tourism in both the PUD and the greater Morrow area.

Natural Environment

The principal design element that has already been integrated into the PUD’s existing conditions is 

the natural environment.  The majority of the PUD area is a natural, undeveloped landscape.  The 

key design principles that emerged from the analysis here were the need for preservation, wildlife 

conservation, permeable surfaces and dual purpose open spaces.  The main barrier to this is the 

push for economic development over natural preservation.  The analysis of Morrow’s existing natural 

conditions shows the value of these natural areas and the importance of preserving much of this 

open space from development.  Coupling preservation with wildlife conservation areas and hiking 

trails provides recreation opportunities and economic development in Morrow.  Preserving a major-

ity of the PUD also protects natural open space that can reduce storm water runoff during large rain 

events.  The PUD’s most valuable asset is its pristine natural environment, and incorporating these 

principles into the PUD’s design will be very important.

Physical Environment

The role of the physical environment in the PUD is to create a positive community image for those 
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visiting and living in the PUD.  Identifying a community through the incorporation of a neighborhood 

gateway is one way to develop a sense of shared space and can signify the entrance to a commu-

nity.  Community signage should reflect the desired image of the community, and a neighborhood 

gateway should be functional, assisting and transitioning people into their destination.  The communi-

ty should identify locations for custom neighborhood gateway signs, most often at commonly used 

entrances into the community.  The PUD can also be modified to have smaller parcel sizes to ensure 

a diverse sense of community and a pedestrian focus, offering different resources within a five to 

ten minute walk.  The small parcel sizes will then begin to sustain lively streets and gathering places 

within the community.

Housing is also an important component of a healthy community.  When housing types lack variety, 

it is difficult to sustain both cultural diversity and a mix of income levels.  It is important to incor-

porate more options than single-family homes into newly developed neighborhoods to guarantee a 

diverse population and an appealing physical design.  Integrating a mix of housing will allow a diverse 

population of all ages, classes and family configurations to live in close proximity.  Detached houses, 

small “granny flats” in backyards, duplexes, row houses, apartment buildings and other types provide 

a continuum of affordability and privacy.  If designed properly, a higher density neighborhood can 

yield both greater affordability and an enhanced sense of community.  The PUD can be retrofitted 

and in-filled to increase the range of choices and densities.

Lastly, signage throughout the community is a vital part of the process of redefining a neighbor-

hood.  Giving a once struggling neighborhood a new identity will create an updated, attractive and 

colorful community that visitors will not forget.  Signage can beautify streetscapes, strengthen 

community identity and pride among residents, and increase area-wide recognition of each neigh-

borhood.  Locations of neighborhood identification signs should be along streets, median strips and 

traffic islands.  Signage in a community should go beyond just identifying the community itself, but 

should also be used to identify the assets and resources located within it.
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Transportation

An analysis of transportation in Morrow included street networks, pedestrian movement and bike 

paths. In the Village of Morrow, there are three distinct areas that can be linked through pedestrian 

paths.  Creating places where residents and visitors can walk safely will lead to more people utiliz-

ing Morrow’s amenities and activities.  Safe sidewalks along all roads are essential to connecting all 

of Morrow.  In the PUD, it will be important to create pedestrian pathways throughout the existing 

residential areas to create a shared sense of identity between the two sections.  The PUD will incor-

porate the three main modes of transportation in Morrow: automobile, walking and biking.  Creating 

transportation signage that identifies which mode of transportation can be used in certain areas will 

help to create balance and safety in the neighborhood.  Marking new trails as pedestrian only, bike 

only or mixed use will help all residents and visitors understand the pathways throughout the neigh-

borhood.  A commonly themed design for the signage will also create a sense of community identity 

and allow visitors to recognize signage that can direct them to amenities in and around the PUD.

Creating a trail network through the PUD and the forested areas beyond the residential neighbor-

hoods is essential for the future of the community.  Multi-use trails are a great part of a transporta-

tion circulation system, as well as a recreational activity.  Paths located in the forested area can be 

used for both hiking and mountain biking, and paths in the residential areas can be used by pedestri-

ans and bicyclists commuting from one place to another.  The Loveland Bike Trail is one of the best 

assets within Morrow.  Currently this asset is not utilized at its highest and best use.  Building a bike 

trail network off of the Loveland Bike Trail that links to other assets throughout Morrow is a great 

way to connect visitors to the rest of the village.  It will also allow Morrow residents to safely travel 

throughout the village and access the Loveland Bike Trail and communities along it.

Energy

Energy is an important part of any community.  A switch to renewable energy sources and a reduc-

tion in overall energy used in the PUD is the goal of this new development.  One way to switch to 

renewable energy resources is to use solar panels, which provide electricity at a cost that can be at 

or below the current retail cost of grid power.  Incorporating solar panels into the design of newly 
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constructed residential homes will help to reduce the community’s carbon footprint and will help 

residents save on their current energy costs.  A reduction in energy use can also be obtained by 

reducing automobile dependency through increasing accessibility for residents to move through-

out the PUD and Morrow.  Creating pedestrian path connections between Morrow amenities will 

allow more people to walk throughout the community.  Connecting the Loveland Bike Trail with 

a bike trail network in Morrow will permit bicyclists to easily maneuver throughout Morrow and 

beyond.

In addition to reducing the PUD’s carbon footprint, new homes should follow LEED design stan-

dards.  A LEED home is designed to save energy and water, thereby creating savings for the resi-

dents and providing a healthy environment for families.  A LEED home maximizes fresh air indoors, 

therefore minimizing exposure to airborne toxins and pollutants.  These buildings have the poten-

tial to use 20 to 30% less energy than a home built to code.  LEED Neighborhood Development 

integrates principles of smart growth, urbanism and green buildings.  This type of neighborhood 

design successfully protects and enhances the overall health, natural environment and quality of 

life of a community.  The new design incorporates less vehicle miles traveled and increases access 

to amenities by foot or bicycle.  It also promotes more efficient energy and water use.  Key items 

that the PUD can incorporate are: agricultural land conservation, bicycle networks, steep slope pro-

tection, walkable streets, mixed-income, access to civic and public spaces, local food production, 

tree-lined and shaded streets, solar orientation and storm water management.

Comprehensive Plan
By incorporating these six group design principles into the PUD designs, the area can be developed 

in a way that enhances Morrow’s strengths and builds off its opportunities.  Taking into consider-

ation the initial analysis of the six group design principles, the Village of Morrow is working with the 

Warren County Planning Department on a new comprehensive plan.  It is important that the designs 

and strategies presented for retrofitting the PUD align with the goals of this new plan.  The de-

signs of the PUD were, therefore, created to reflect the major goals of the future comprehensive 

plan.  Reimagining the PUD supports several of the key focus points of the new comprehensive 
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plan.  The focus areas that are addressed by the reinvention of the PUD are the goals associated with 

neighborhoods, quality of life and infrastructure.

Neighborhood goals include maintaining strong, unique neighborhood identities, accommodating all 

ages, demographics, and economic backgrounds, and having a complete sidewalk, trail, and bikeway 

network.  The goal of maintaining strong neighborhood identities can be incorporated into the PUD 

designs through the installation of neighborhood gateways, the requirement of small block sizes, and 

reducing building setbacks from the road.  In order to accommodate residents of all ages, demo-

graphics, and economic backgrounds, the PUD designs should incorporate a mix of housing types and 

values that include single family homes and multi-family townhomes.  Encouraging a mix of housing 

also requires a connection to pedestrian networks.  The PUD designs should create pedestrian walk-

ways and bike trails that connect areas within the PUD and to downtown.  Specifically, installing a bike 

trail to connect Thornton Park to the regional bike trails along Morrow-Blackhawk Road would bring 

together the PUD and downtown Morrow.

The comprehensive plan’s quality of life goals focus on strengthening and improving the existing 

park and recreation spaces in the village.  Specifically targeting an area just northeast of the PUD, 

the comprehensive plan hopes to make physical improvements to Thornton Park to accommodate 

more people.  The goals of the plan also focus on creating playground and family areas to comple-

ment sports fields and installing more visible signage directing and informing patrons of these new 

recreation spaces.  In addition to quality of life goals, the comprehensive plan will focus on the village’s 

infrastructure.  The infrastructure goals for Morrow and, in particular, the PUD include ensuring that 

infrastructure is present to accommodate any existing and future development.  The plan suggests a 

revision of the Woodlands at Morrow PUD development plan to a cluster design that would decrease 

the number of units and reduce the strain put on its existing sewer system.

Design Concepts
Incorporating the six group design principles and the comprehensive plan goals into the project 

designs led to the creation of three unique site plans for the future of the PUD.  These seek to build 
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on Morrow’s existing assets and take advantage of opportunities present in the village.  The core of 

each site plan is focused on creating cohesive and complementary designs that connect the PUD to 

the rest of Morrow.  Each of the three designs embodies a holistic approach to planning, unifying the 

natural and physical environments and creating connections within and outside of the PUD.  The PUD 

is an important asset to the Village of Morrow, but it is important to ensure that these new designs 

do not compete with the village’s current assets.  The principles used in each of the three designs 

are tailored specifically to complement and build-upon Morrow’s existing infrastructure.  These three 

site plans therefore represent a future for the PUD that will fit directly into the existing urban fabric 

of the village and enhance Morrow’s future development.

The three site plans are unique in their design and implementation, but attempt to incorporate the 

design principles visited in previous analyses of the village and the PUD. 

Option 1

The first site plan incorporates a nine-hole golf course as its main design element.  The course will 

be integrated into the existing fabric of the PUD development.  The building of a new road along the 

southern edge of the existing PUD neighborhoods will delineate the golf-course area from the natural 

area to the south.  This road will serve as a connection between the two developed areas of the 

PUD and the main roads leading into downtown.  The road will be split into four sections delineated 

by traffic circles that slow traffic down through the neighborhood yet do not necessitate stop – 

and - go intersections.  Entering through a new neighborhood gateway on the west side of the PUD, 

travelers will be greeted by tree lined streets before entering into the first residential area consisting 

of single family homes located across from wooded, undeveloped lots.  After passing the first traf-

fic circle, several two family lots transition into commercial and mixed use spaces on both sides of 

the street.  This space consists of a plaza with the golf center, small retail shops and an information 

center serving the nature trails south of the PUD.  The final section of this thoroughfare starts at the 

edge of the commercial area and incorporates large single family lots before reaching the final traffic 

circle and connection to Morrow-Blackhawk Road.
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Fig. 111: Site Design Option 1 Source: Designed by the authors.



184

This main thoroughfare through the PUD delineates the golf course from the more natural areas.  

South of the new road and accessed from four separate trailheads, the nature preserve and trail 

system provide a different, but complementary recreational activity for residents to engage in.  The 

trails are unpaved and incorporate overlooks displaying the natural beauty of the area.  This preserve 

is supported by an information center and by several bathroom facilities dispersed within the natural 

area.  Transitioning from the nature preserve north through the residential neighborhoods, a small 

community park on the northwest corner of the PUD will provide a playground area and a connec-

tion to a piece of Morrow’s history, the old stone-house brewery building.  As the site plan moves 

farther north, new pedestrian bridges and bike paths connect the PUD to the rest of Morrow and to 

its regional bike trails.  The final design element is located just north of the PUD across the river.  Ac-

cessed via a pedestrian bridge and incorporated bike path, a community farm will be located in the 

floodplain of the river.  This farm will provide planting space and greenhouses for growing produce 

and crops for the village, serving as an opportunity to educate the community on the importance of 

local food.  Overall this design concept is ambitious, but paints a picture that shows the potential of 

the PUD and the opportunities for redevelopment.  

The cross section above depicts portions of design option one and provides an example of the se-

verity of slope within the PUD.  This image serves to show one way in which the steep slopes in the 

PUD could be used for storm water management, as the storm water infrastructure allows run - off 

from impervious surfaces to be collected in storm drains before running downhill to the proposed 

retention pond.  

Option 2

The second design option focuses heavily on the natural landscape, incorporating a conservatory into 

the design.  The residential area will have two different housing options that include the current pat-

tern of single-family homes and the introduction of two - family dwellings.  There will be a neighbor-

hood gateway leading into the residential area to signify the boundaries of this community.  A new 

road following the topography of the neighborhood has been added to connect the two distinct 

residential areas with the surrounding forest.  The natural landscape will be enhanced as a place for 
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Fig. 112: Cross Section of Design Option 1 Source: Designed by the authors.

people to come and spend their weekends.  A conservatory has been added at the southern edge of 

the PUD to act as a gathering place for people visiting the forested area.  The conservatory will feature 

education programs about the surrounding wildlife and will host a series of programs for residents and 

visitors to enjoy throughout the year.  A lookout tower will be constructed at the highest point in the 

forest for people to climb and look-out over the forest and the Village of Morrow.  There is a series of 

hiking and biking trails throughout the forest that also connect to the residential area.  Cabins and camp-

grounds will be added to allow visitors to spend a night in the woods.  The land located north of the 

PUD along the river will be converted into a community farm.  The farm will be used to produce food 

for Morrow residents and will incorporate special educational programs for young residents through a 

partnership with the local school.  There are three bridges for pedestrians and bicyclists to connect the 

PUD with the farm and the rest of Morrow.  In addition, there are two access points from the PUD to the 

river that allow for kayaking and canoeing.

Option 3

The final design option focuses on a central communal space, which connects the two residential areas 

of the PUD and the natural park beyond.  The space will be a small scale mixed - use center with some 

commercial uses on the first floor and residential units on top.  At this communal space, there will be a 

gateway entrance to the park and a small trailhead for parking.  A recreational playground for children 

will also be on site; a place to enjoy café refreshments and spend time with the family.  The square will 

connect the two segments of the PUD with an area of mutual interest and activity.  There will be con-

nections made throughout the residential area through vacant parcels to make the community a more 

walkable and green area. 
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Fig. 113: Site Design Option 2 Source: Designed by the authors.
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Source: Designed by the authors.Fig. 114: Site Design Option 3
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Entrance into the neighborhood will be from four main access points, including the current access points 

off of Woodland-Morrow Road and Morrow-Blackhawk Road, as well as two new entrances off of Mor-

row-Blackhawk Road, which connect to the communal area in the center and to Thorton Park in the east.  

The housing type will remain all single-family units, except for the portion of mixed-use buildings in the 

center communal space and townhouses in the eastern portion of the PUD.  The forest will be interlaced 

with a series of natural trails for both biking and hiking.  There will be two tall fire towers in the forest for 

people to climb and look out over Morrow and to provide points of interest for residents and visitors.  A 

community farm will be introduced along the river and will produce food for Morrow residents, as well 

as provide a small source of local employment and income generation.  It will include a family park on the 

western edge of the farm to add to the draw of the riverfront and the community farming area.  A part-

nership with the local school could be created to teach young residents about nutrition and growing their 

own food.  There will also be a bike trail and pedestrian path that crosses over the river connecting the 

PUD to the rest of Morrow. 

Case Studies Pertaining to the Three Development Options
Community Gardens

Local agriculture has started to become popular in many urban and suburban areas around the country.  

Local food enjoys shorter shipping trips, which incur fewer costs to the environment and potentially the 

price tag.  Shorter grocery trips for residents also translate into savings on fuel and energy costs for 

families.  Community farms can create a sense of local pride, as well as be an activity that is educational, 

sustainable and physical for residents to participate in.  Locally grown produce is also a more transparent 

source of food; it is easy to know the farmers, their processes and the products that the food comes 

into contact with.

Creating a community garden in the PUD in Morrow will require considerations for the density of the sur-

rounding area.  A suburban model that has worked in New Jersey focuses on plots one - third of an acre 

in size.  The land is administered as a public park, and community members gather every Saturday from 

10AM - 12PM to work on the garden, but the garden is also open to the public at all times.  The composi-
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tion of the garden is mostly a spring crop of annual vegetables that is 

tilled in the spring.  Fertilizer is provided by composted manure from 

local farms in addition to kitchen waste from community members.  A 

hose - fed drip - irrigation system can be installed if necessary.  Vol-

untary monetary contributions from participants were enough to run 

the suburban model in New Jersey, but the garden did receive support 

from the local government through a donation of land and the erection 

of a deer/groundhog fence.

Natural Play Areas

The PUD will contain natural play areas instead of traditional play-

grounds for the enjoyment of Morrow’s youngsters.  Natural play areas 

are play spaces built within the context of their natural surroundings.  

They aim to create a playing experience similar to children interacting 

with nature in their own backyard.  Interaction with the natural land-

scape is thought to be crucial to the physical and mental health of 

children.  Lifelong memories often come from playing in the woods or 

a creek while exposing one’s senses to nature rather than on a generic 

blacktop jungle gym.  Natural play areas also can cost significantly less 

than traditional playgrounds by avoiding costs for items like surfacing 

and fencing.  The main design features of natural play areas are natural 

components such as plants, logs, water, sand, mud, boulders, hills and 

trees.  Incorporated elements may be designed around natural features 

such as spider webs or bird’s nests or hollow logs. 

Walking/Biking Trails

The PUD will benefit from walking and biking trails interlinking the PUD 

and connecting to the existing built environment in Morrow.  Providing 

free access to easy forms of exercise will help to keep the commu-

Fig. 115: Beacon Hill Food Forest, Seattle, WA Source: http://grist.org

Fig. 116: Food Forest Concept
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nity healthy.  The paths will increase access to existing park, school 

and commercial sites offering a healthier and more environmentally 

friendly alternative to short distance car travel.  Trails located near 

residences are strongly correlated to marginal increases in property 

values and are almost universally seen by prospective buyers as a 

desirable amenity.  The proposed bike/walking trails offer reasons to 

get outside and stay active.  Trails also reduce the necessity of driv-

ing, and, in turn, fuel consumption per family.

Scenic Overlooks

A scenic overlook will connect the PUD with the natural environment 

through a winding path system terminating at a decisive focal point.  

The great focal point would be an overlook at the highest point in 

the PUD.  Overlooks are commonly used by bird watchers and star 

gazers but can also have other purposes.  The overlook allows for 

fun of all ages and will create a destination in the natural environment 

while not completely destroying it.  Overlooks are great places to 

watch sunsets and sunrises, as well as fireworks on the 4th of July.  

The overlook will create a new destination in the PUD, and it will give 

it a new image.

Golf Course Community

Another design concept originated from the golf course community 

of Mohawk Hills in Carmel, Indiana.  Mohawk Hills is a development 

with affordable housing designed around a golf course.  Golf course 

developments incorporate connectivity, natural preservation and rec-

reation into one multi-purpose site.  Golf courses connect the PUD 

through walking trails and golf cart paths.  Although some natural 

elements in the PUD will have to be removed for the golf course,  

Fig. 117: South Fork Park, Florence, KY Source: http://www.florence-ky.gov

Fig. 118: Walking Path, Mulgrave, Australia Source: http://www.nationalgeographicstock.com
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the area will be used for its natural beauty of scenic views and 

rolling hills.  Golf is a sport enjoyed by countless people through-

out the world. 

The potential of such a resource in the Morrow PUD is fourfold.  

An amenity such as this may draw players from communities lo-

cated near Morrow who may otherwise have to travel far to play.  

In addition, golf courses directly impact land values positively.  A 

well run course also offers potential for employment and income 

generation for Morrow residents, and an amenity such as this will 

also contribute to the desirability of Morrow as a place to raise 

a family.  The proposed course also offers a more connected 

suburban layout that should effectively increase the usability of 

the surrounding green spaces and encourage more outside recre-

ational activity.

Gateway and Community Square Development

Gateway arches and community squares are synonymous with 

welcoming people into a new place.  The gateway arch in the PUD 

will do just that, but will also give the presence of a small town in 

a new planned environment.  The gateway arch will create a feel-

ing of significance upon entrance into the PUD, and it will also cre-

ate a meeting point for visitors and residents out for an afternoon 

stroll.  The gateway arch will be the first thing pedestrians see 

upon embarking on a morning hike, and it will also create the finish 

line for the people returning from an afternoon of exercise.  The 

community square will create a space for visitors and residents to 

socialize as well as shop. 

Fig 119: Devou Park, Covington, KY Source: www.soapboxmedia.com

Fig. 120: Fire Tower Scenic Overlook Fig. 121: Fire Tower View Source: www.farm6.staticflickr.com
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A town square functions as a gathering place: a center where 

people come to be around other people in a community.  The 

proposed square may be a center of commerce for small shops 

that support the nearby hiking trails and offer refreshments to 

enjoy while people - watching.  Squares encourage social en-

gagement that helps to build a stronger community through 

mutually shared space, outdoor activities and a familiar place that 

brings people together and draws them out of their living rooms.  

Property values are also positively affected by improvements in 

quality – of - life assets.

Fig. 122: Golf Course Community A

Fig 123: Golf Course Community B

Source: http://www.schemmelrealestate.com

Source:http://activerain.com
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Conclusion
The three proposed design concepts for the PUD offer strategic 

ways for Morrow to better utilize the PUD area.  The diversity of 

these proposals reflects the wide opportunity for redevelopment 

of the PUD into a major asset for the Village of Morrow.  Current-

ly, this area serves a small number of residents scattered through-

out the incomplete and suburban-designed Woodlands at Morrow 

development.  However, this area is laden with unmet potential in 

the broad stretches of open land, surrounding forests, proximity 

to recreational waterways, the topography of rolling hills and its 

proximity to the village center.  

Three overarching design options are presented, rather than one 

final design, for two main reasons.  The large size of the PUD area, 

and, especially its vast amount of open and natural space, pres-

ents a broad range of potential opportunities for redevelopment.  

The second reason is that the existing build - out of the PUD area 

needs a significant overhaul in order for the area to become a 

viable housing option in the future.  Creating three unique design 

options allowed several ideas to be developed at once.  Each 

of the design concepts provides numerous strategies and ideas 

that can be taken as a whole or used in a piecemeal fashion.  By 

improving pedestrian connections within the PUD, attracting resi-

dents and visitors to the area’s natural assets and connecting the 

PUD to the village center, the PUD area can be transformed into a 

more livable and vibrant place for residents and visitors.

Fig. 125: Roundabout in Normal, IL Source: http://archpaper.com
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Glossary

•	 Building Setback -  the distance which a building or other structure is set back from a 

street or road, a river or other stream, a shore or floodplain, or any other place which is 

deemed to need protection. 

•	 Cluster Design – a type of development that lowers the number of units in an area to 

avoid development that exceeds sewer capacity.

•	 Composting – the process of turning wet organic matter (leaves, green food waste) 

which can be used as a key component of gardening.

•	 Comprehensive Plan – a document that describes community goals and aspirations for 

future development, it covers transportation, housing, economic development, and the 

environment. It is usually long-term and covers a large geographic area.

•	 Conservatory – a building, usually with a glass roof, which is used for showcasing natural 

life indoors, this could include: plants, insects, or water features.

•	 Cul-de-Sac – a road with access only at one end, common in suburban residential devel-

opment.

•	 Demographics – measurable statistics of a given population, including age, race, income, 

housing type, etc.

•	 Erosion – the process of breaking down earth material by wind, water, or other natural 

agents. This often occurs on steep slopes, and result in landslides.

•	 Green Belt – an area of natural and undisturbed land that surrounds an urban area.

•	 Green Building – a structure that uses environmentally responsible design principles and is 

resource efficient.
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•	 Impermeable Surface – land cover in which water cannot easily penetrate into the 

soil.

•	 Infrastructure – physical structures that are needed for the operation of a society, 

these include roads, sewer networks, electrical lines, etc.

•	 LEED (Leadership in Energy and Environmental Design) – set of design standards 

developed by the U.S. Green Building Council, that provide strategies for construct-

ing green buildings.

•	 LEED ND (Neighborhood Development) – applying LEED principles to neighborhood 

design.

•	 Multi-Use Trails – trails that can be used for multiple modes of transportation, such 

as biking, walking, rollerblading, etc.

•	 Neighborhood Gateway – an entrance identified by a unique sign or monument 

which signifies a transition into a new area.

•	 Parcel – a lot or a tract of land that has been designated for future development.

•	 Planned Unit Development (PUD) – a designed grouping of different land uses, such 

as housing, recreation, or retail centers, all within one contained development area.

•	 Renewable Energy – energy derived from non-fossil fuel sources, such as solar, 

wind, hydroelectric, nuclear, geothermal, etc.

•	 Smart Growth – development that concentrates growth in a compact urban center, 

which is walkable, bicycle-friendly, and has a mix of land uses.

•	 Solar Orientation – orienting buildings towards the maximum amount of sun expo-

sure to reduce energy use.

•	 Storm Water Management – strategies to reduce the amount of rain water running 

into sewers.

•	 Subdivision – a piece of land divided into several parcels for housing development, 

usually located outside of urban areas.

•	 Topography – the change in elevation over the land.

•	 Urbanism – the study of the interactions between humans and cities.
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