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SITE BACKGROUND 
AND VISION

EXECUTIVE SUMMARY
The City of Stow is pleased to accept proposals to 
collaborate on the development of the City Center 
campus for the purposes of creating a unique, urban, 
“Downtown” destination for Stow.  The project 
area consists of the City Center campus fronting on  
Graham Road to the south, and Darrow Road to the 
east.  

The goal of this request and selection process is 
to identify and select a qualified developer or 
development team with the experience, vision and 
financial resources to implement a development 
of this nature, and who is best equipped to work 
collaboratively with the City to create and execute a 
development plan for the site that meets the goals of 
the City and its residents.

Proposal responses are encouraged from individual 
developers and development teams, and should 
represent a mixed-use approach to the site’s 
development, including restaurant, retail, services, 
office, mixed residential, and any other land uses 
recommend in the Vision Plan described herein.

This RFP provides information regarding the 
properties identified for development, the City’s 
objectives for this project, and the process for 
determining the preferred development team. 
The City is open to recommendations for 
creative financing, incentives, and public-private-
partnerships with the preferred development team to 
create an active, engaging and experiential place that 
establishes a new “downtown” for the City,

ABOUT THE CITY OF 
STOW
The City  of  Stow is  a  dynamic,  family  friendly  
community located  in  the  heart  of  Summit  
County  Ohio,  conveniently situated  between  
Akron  and  Cleveland.  The  City  has  long 
recognized  the  benefits  of  a  diverse  tax  base  and  
a  balance  between  residential, commercial,  and  
industrial  development.  Stow  is  committed  to  
providing  an  environment where businesses and 
families can thrive.  
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PROJECT PURPOSE & 
OBJECTIVES
The City of Stow undertook a visioning process to 
determine the potential development opportunities 
of the site and to introduce the concept to the 
public.  The final Vision Plan can be found in the 
attached appendix.  The process included discussions 
with city administration, city staff, a steering 
committee, and review at a public committee-of-the-
whole meeting to gauge public support.  The work 
with the steering committee resulted in the following 
guiding principles of the development is:

• Create a unique “Downtown” experience 
and character that establishes an identifiable 
sense of community, and emphasizes a mix 
of land uses, activates the area, and serves as a 
central destination within the City.  This new 
Downtown will be family and neighbor friendly, 
walkable, multi-generational, and programmable. 

Proposals should address the following project 
objectives in meeting the vision for this site:

1. Implement the features of the Vision Plan and 
provide a mix of commercial and residential 
uses, creating activity and population in the 
city center area, and integrating an urban 
downtown experience with open space and 
neighborhood connectivity.

2. Meet the demands of existing market 
conditions, and projected market conditions 
as the district develops, as it relates to the type 
and quantity of landuses.

3. Orient building fronts to face the streets and 
locate necessary off-street parking behind the 
buildings.

4. Activate the streetscape with the consideration 
of street-side restaurant patios, sitting spaces, 
and residential stoops and balconies.

5. Organize the site development around a 
centrally located, flexible-use, programmed, 
and engaging green space that interconnects the 
various uses and areas within the project.

6. Provide high-quality architecture, landscaping, 

and site design that conveys the traditional 
Western Reserve character of Stow and uses a 
rich palette of materials, textures, and details.

7. Provide pedestrian and bicycle connectivity 
throughout the project and to the surrounding 
area.

8. Establish a team responsible for creating a 
project marketing and branding campaign, 
including name, logo, tag-line, and imagery 
for use on collateral, signage and wayfinding, 
branded site furnishings, and banners.

9. Be complimentary and harmonious with 
adjacent residential neighborhoods.

10. Results in positive economic and fiscal benefit 
to the City of Stow and the surrounding area.

             

PROJECT SITE AND 
EXISTING CONDITIONS
The site consists of approximately 64 acres centrally 
located within the City with extensive frontage 
on Graham and Darrow Roads.  The site serves 
as the existing Civic campus of the city, and as 
such, includes many existing facilities that must 
be incorporated within the development proposals 
as they currently exist.  Surrounding parking and 
grounds may be modified as part of a proposal, 
as long they are appropriately provided for in the 
proposal.  These facilities include:

• City Hall

• Safety Center (Fire and Police)

• Service Center (City maintenance)

• Water Tower
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• Sancturetum and Akron General Wellness Trail

• Communications / utility buildings and Cell 
Tower

• “Dough-Boy” Memorial at the Graham/ Darrow 
Intersection: may be relocated within the site 
if respectfully incorporated into the proposal 
concept

• The Senior Center: The existing structure that 
houses this program may be removed provided 
that the use (program, function, activities, and 
space for them) shall be incorporated into the 
plan

Other existing uses are available to be relocated off-
site in order to better facilitate development:

• Salt Barn

The development vision incorporates some 
properties that are not currently owned or controlled 
by the city and will require the developer proposal 
to include strategies and financial resources for 
acquisition.  Such acquisition can also be considered 
as a component of a phasing strategy, which should 
be described in the proposal.  

These properties include:

• U.S. Post Office: PID #5610597 (1.5 ac.) and 
5616694 (0.5 ac.)

• Residential Home: PID #5600180 (1.5 ac.)

• Church: PID #5613061 (0.5 ac.)

The project area is entirely within “Community 
Reinvestment Area IV” as established by city 
legislation.  The designation offers real property tax 
exemptions to existing Stow businesses wishing to 
expand and for new businesses moving into Stow.  
The value of tax incentives available for buildings 
within the City Center will be determined by the 
overall development and financing plan for the 
project. 

MARKET STUDY
As a component of the visioning process, the city 
commissioned a market study.  The purpose of the 
study is to provide a snapshot of current market 
conditions that could impact or influence the design 
direction of a downtown development, and to 
evaluate land uses that should be considered  and 
the amount of market capacity available for such 
uses.  The complete market study is available in the 
attached appendix.  In summary, the key takeaways 
were:

• Upscale rental housing: excellent development 
opportunity

• Restaurants/ Retail: modest development 
opportunity

• Office: limited development opportunity

• Take advantage of Graham and Darrow road 
frontages for visibility.

• Commercial uses will likely focus on food and 
beverage establishments, personal services, 
boutique retailers and business services.

•  The commercial uses should take advantage of 
Graham and Darrow road frontage for visibility.

• It is important the site be planned as a “district” 
with the following considerations:

 » Improve and extend the Akron 
General Wellness trail into the district 
and connect to all the uses.

 » Incorporate public realm/ recreation/ 
greenspace into the district.

 » The development must be focused on 
providing an experiential downtown 
environment.
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PROGRAM
The City encourages proposals to suggest creative 
ideas and approaches regarding the site, land 
acquisition, financing, potential public incentives, 
partnerships, and development patterns.  It is the 
goal of the City to maintain ownership of the 
properties, and coordinate the development through 
a land-lease agreement.

The Vision Plan establishes an initial program and 
development pattern.  It also serves as a testing-
ground for illustrating how the site can meet the 
development goals of the city, while coordinating 
with the existing facilities that must remain n the 
site.  It is expected that proposal will contemplate 
the site in other ways, provided that a mix of uses is 
provided and the project objectives are met.  

The Vision Plan was recently produced through 
work with an administrative steering committee, and 
subsequent public review with City Council.  The 
Vision Plan considered the following elements:

• A central greenspace serves as a programmable 
and flexible organizational feature within the site, 
and links all the landuses together and with the 
adjacent neighborhoods via connections with the 
Akron General Wellness trail.

• A multi-age group playground, and/ or similar 
active recreational elements.

• Multi-tenant Commercial/ Mixed-use buildings 
fronting Darrow Road with parking located 
behind.

• Individual tenant commercial uses fronting 
Graham Road with parking located behind.

• An upscale residential neighborhood in the north 
portion of the site to serve as a transition between 
the commercial uses and the existing residential 
to the north.

• A multi-purpose center that can serve as a 
trail-head to the Sancturetum, and also a venue 
for events and public programming.  While 
the general architecture for the site should be 
traditional in style focused on Western Reserve 
appearance, the multipurpose center offers an 
opportunity for a more sculptural, contemporary 
appearance.

• Recognize the existing water tower as a landmark, 
and incorporate it as a district branding tool with 
signage, graphics, artwork, and/ architectural 
treatments.

• Capturing the open space between the Graham/ 
Darrow Roads intersection and City Hall for an 
enhanced, experiential park that celebrates the 
WWI “dough-boy’ memorial  and tells its story 
and link to Stow, and the history of the City.   
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STOW CITY CENTER REDEVELOPMENT | STOW, OH
09/17/2018
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02 SUBMISSION 
REQUIREMENTS

SUBMITTAL 
INFORMATION
All responses submitted for consideration shall 
include, but not be limited to, the following 
components.

PROJECT NARRATIVE 
RESPONSES
Respondents must answer the following questions/
prompts, and may add information or comments 
not covered in this list.

1. What do you envision on this site? What 
general development program, including mix 
of uses, do you believe the market can support 
in this area?

2. How would you expect your development 
concept to address the City’s objectives outlined 
in this document and the Stow Comprehensive 
Plan?

3. Provide examples of other similar projects 
completed by your company/project team, 
prioritized in order of relevance to this project 
(the selection team may visit one or more 
projects).

4. The City encourages the participation of 
minority-owned and female-owned business 
enterprises in the development of the site. 
Please describe any efforts you have made on 
past projects to include minority-owned and 
female-owned businesses, and any steps you 
intend to take to include minority-owned and 
female-owned businesses for this project.

5. Outline your recommendations for developing 
the site through a Public-Private-Partnership 
and the roles you see for each partner, and 
anticipated benefits and challenges of the P-P-P  
strategy.

6. Describe the project financing program you 
anticipate needing for implementing this 
project.
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CONCEPTUAL 
DEVELOPMENT PLAN

1. Provide your vision for the development of 
the property, incorporating a mix of landuses, 
parking, greenspace, and a walkable downtown 
experience.  Plans should include site data 
indicating proposed land uses, acreage devoted 
to each, and number of units (residential) or 
square footage (commercial) proposed for 
each use.  Plans are intended to be conceptual 
in nature, and may be supplemented with 
character/ example images.

2. Indicate your proposed phasing strategy, 
including land acquisition efforts.

3. Provide a description of how you envision the 
project team implementing the development, 
and what would be desirable in terms of 
partnerships or agreements.

DEVELOPER/
DEVELOPMENT TEAM 
QUALIFICATIONS

1. Name and legal name of entity (if doing 
business under another company name);

2. Headquarters address, other office locations, 
and number of employees;

3. Number of years in business;

4. Website address;

5. Single point of contact (name, email address, 
and phone number);

6. Development team, including percentage 
of time each company principal on the 
development team is expected to spend on the 
project;

7. Recent history of successful, high-impact 
development projects;

8. Experience with or history of successful public-
private partnership projects completed;

9. Statement of access to sufficient equity and 
debt capital;

10. Commitment to ground lease or other site 
control arrangements; and

11. Statement of ability to successfully navigate 
the development review/approvals process.

CLIENT REFERENCES
Respondents should provide at least three (3) clients 
for whom the respondent has provided services that 
are the same or similar to those services requested 
in this RFP. Listed organizations may be contacted 
to determine the quality of work performed and the 
experience collaborating among the various project 
stakeholders.

1. Name of the organization;

2. Dates of service;

3. Project and process overview; and

4. Contact name, title/position with the 
organization, email address, and phone 
number.

SUBMITTAL PACKAGE
Responding developers/ development teams shall 
include in their Proposals all the information that 
is requested above. Firms are encouraged to provide 
any additional information they feel will further 
demonstrate the team’s qualifications and abilities 
to acceptably complete this project but are hereby 
instructed to limit such additional information to 
that which is directly relevant to the services being 
requested.

The Proposal shall not exceed twenty-five (25) 
pages (double sided is acceptable). Sub-consultant 
information may be attached after the 25 pages. Any 
superfluous information included not relevant to the 
services being requested only lengthens the review of 
a Proposal and could certainly detract from the true 
merits of the Proposal. 
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SUBMISSION REQUIREMENTS

Submit three (3) bound hard copies of the proposal, 
and one electronic copy compatible with Adobe v. 
10.0, in a single file.  Both hard copy and electronic 
copies shall be printed on or formatted to print on 
standard office paper sizes. No pages shall be larger 
than 11”x17”. Fax submissions will not be accepted.

All materials submitted in accordance with this 
RFP becomes property of the City and will not be 
returned.

PROPOSAL DEADLINE
Proposals are due by:

 Wednesday, November 21, 2018 at 4:00 pm.  
Proposals delivered after this deadline will not be 
accepted.

Deliver proposal packages to :

City of Stow 

Attn: Nicholas Wren, Director of Public Service

3760 Darrow Road

Stow, OH 44224-4038  
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03 SELECTION PROCESS

 
PROCESS OVERVIEW
Qualifying proposals will be reviewed by a selection 
committee.  The committee will evaluate the 
proposals based on the selection criteria outlined 
below, as well as the quality of the proposal, the 
experience of the proposed developer and/ of 
development team, and the preference of the 
proposed financing and partnership solutions.  The 
committee will select up to three (3) candidates 
to present your experience and vision of how a 
Downtown Stow can be realized through this 
development.  The interview presentations will be in 
person at the City of Stow.  The selection committee 
will make a final selection based on the interviews, 
and will provide a recommendation to City Council 
for further action.

         

SELECTION SCHEDULE
RFP Issued:  October 1, 2018

RFP Responses Due: November 21, 2018

Selection Team  
Reviews:   Nov. 26- Dec. 7

Shortlist Selections  
Announced:   December 9

Shortlisted teams will be invited to be interviewed 
and to present their proposals to the selection 
committee. 

Shortlist Interviews and  
Presentations (public):  [Date]

Preferred Developer  
Announced:     January 2019 [Date]

 
The time-line for finalizing the Development 
Agreement and forwarding to City Council 
for approval will be determined following 
announcement of the preferred developer team.

The development planning and zoning approvals 
process and schedule will be determined following 
the developer team selection and concept 
refinement.
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SELECTION CRITERIA
The City of Stow will solicit proposals in an effort 
to select an experienced developer/ development 
team(s) that most successfully meet the criteria listed 
below:

• Ability to meet the project objectives described in 
this document.

• Understanding of the project.

• Familiarity with the applicable practices, 
procedures, and industry standards for the type of 
work involved.

• Team expertise, including experience with similar 
projects.

• Presents a development vision for the site 
that the City can support at all levels, both 
internally among staff and administration, and 
externally among the city’s resident and business 
community.

• Has the ability and financial capacity to complete 
all due diligence, enter into any necessary 
development agreements and partnerships, 
acquire the necessary properties on behalf of the 
city, and complete the approved development 
as represented in the proposers conceptual plans 
with the understanding that such plans will 
require certain adjustments due to municipal/ 
community feedback and economic conditions.

• Proven ability to deliver similar projects on time, 
on budget, and in a collaborative manner.

• Win-win solutions and ideas for collaboration 
with the city, partnership, private development, 
and public incentives that result in the most 
desirable economic results.

GENERAL RFP 
CONDITIONS 
PROPOSAL 
RESERVATIONS
The City of Stow reserves the right to reject any or 
all expressions of interest; to negotiate with parties 
interested in developing the site; to change, without 
notice, the RFP and evaluation process; to award 
the project in whole or in part; and to waive minor 
immaterial defects in expressions of interest.  The 
City may consider any alternative proposal that 
meets its basic needs.

CHANGES / 
ALTERATIONS
Proposers may change or withdraw proposals at 
any time prior to proposal deadline; however, no 
oral modifications will be permitted.  Only formal 
written requests for modifications or corrections of 
a previously submitted proposal, which is addressed 
in the same manner as the expression of interest 
and/or proposal, and received by the City prior to 
the scheduled closing time will be accepted. The 
proposal, when opened, will then be corrected in 
accordance with the written request(s), provided that 
the written request is plainly marked “modifications 
of proposal.”

CONFIDENTIALITY
Public Nature of Proposal Material:   Responses 
to this RFP become the exclusive property of 
the City of Stow. All responses to the RFP when 
received become a matter of public record and 
shall be regarded as public records. Any proposal 
which contains language purporting to render all or 
significant portions of the proposal “Confidential,” 
“Trade Secret,” or “Proprietary” shall be regarded as 
non-responsive.
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SELECTION PROCESS

QUESTIONS AND 
CONTACT WITH CITY 
OFFICIALS / STAFF
The City of Stow is committed to providing all 
interested parties with accurate and consistent 
information in order to ensure that no one obtains 
an undue competitive advantage. All questions and 
inquiries shall be submitted via email to:

 Nicholas Wren

 Director of Public Service

 wrenn@stow.oh.us

Any other contact with City personnel related to this 
RFP, prior to the formal selection of the developer/ 
development team, is expressly prohibited without 
the consent of the City’s Project Manager.

If the answer or information sought is of procedural 
or substantive significance, the City will make the 
answer or information available to all prospective 
proposers. Questions and answers with general 
relevance will also be posted on the City’s website.

NON–RESPONSIVE RFP
The RFP shall be prepared and submitted in 
accordance these instructions. Any omission or 
limitation to the RFP may be sufficient grounds for 
non-acceptance of the response, at the sole discretion 
of City.

The submission of a response to this RFP shall be 
deemed a representation and certification by the 
author that the developer/ development team has 
investigated all aspects of the RFP, is aware of the 
applicable facts pertaining to the RFP process, its 
procedures and requirements, and has read and 
understood the RFP. No request for modification 
of a RFP shall be considered after its submission on 
grounds that the Consultant was not fully informed 
as to any facts or condition.

DISQUALIFICATION
Factors such as, but not limited to, any of the 
following may be considered just cause to disqualify 
a response to the RFP without further consideration:

• Evidence of collusion, directly or indirectly, 
among developer/development team in regard to 
the amount, terms, or conditions of this proposal;

• Any attempt to improperly influence any 
member of the selection staff;

• Existence of any lawsuit, unresolved contractual 
claim or dispute between developer/development 
team and the City;

• Evidence of incorrect information deliberately 
submitted as part of the RFP;

• Evidence of developer/development team 
inability to successfully complete the 
responsibilities and obligations of the proposed 
scope of work; and

• Developer/development team default under any 
agreement, which resulted in termination of the 
Agreement. 

NON-DISCRIMINATION/
NON-PREFERENTIAL 
TREATMENT 
The successful developer/development team shall 
not discriminate, in any way, against any person 
on the basis of race sex, color, age, religion, sexual 
orientation, actual or perceived gender identity, 
disability, ethnicity, or national origin, in connection 
with or related to the performance of City of Stow 
contracts.
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Site Analysis
 Site offers extensive frontage on Darrow Road.

 Corner of Darrow and Graham is the marquee location.

 Darrow Road and Graham Road present formidable 
pedestrian challenges (crossings, scale, and walkability).

 Capitalize on exiting Sancturetum and Wellness Path and 
make strong connections into future development.

 Existing electric lines visually clutter the streetscape 
(Darrow) and may restrict development opportunities 
(Dirker).

 Take advantage of Water Tower and Darrow/ Graham 
corner as a branding opportunity.

 Provide connectivity and pedestrian scale by extending 
the historic street grid. 

 Consider reconfiguration of Stow Road intersection and 
one-way drive.

 Existing site improvements, vegetation, topography, and 
buildings present limitations on development, and also 
opportunities for unique shared spaces. 
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CIRCULATION DIAGRAM
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WATER TOWER AS BRANDING ICON
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Executive Summary 

The purpose of DDA’s market analysis is to evaluate and identify the market-supported 
redevelopment opportunities for mixed-use development of Stow’s City Center.  The results of 
these analyses will be used as the foundation for a land use plan.   
 
A redeveloped City Center offers the best opportunity to create a strong identity or “sense of 
place” in Stow, Ohio. This will spur economic development and enhance the residents quality of 
living.  City Center’s central location, large development site and high visibility, make it the city’s 
prime candidate for a unique walkable mixed-use development.   
 
Market-Supported Recommendations 
 
Based on the results of DDA’s market analysis, over the next 5 to 10 years the highest and best 
near-term redevelopment opportunities at the site exist for a mixed-use development including 
restaurants, retail and multifamily rental housing. A summary of the market potential for each 
development type follows. 
 
Commercial Space: 50,000 – 60,000SF 

Food and Beverage (17,500 - 20,000 SF) 

 Restaurant/deli/café 

 Coffee shop 

 Wine shop and bar 

 Ice cream/yogurt 

 Seasonal farmer’s market 

 

Retail Goods (12,500 - 15,000 SF) 

 Boutique apparel and accessories 

 Consignment shop 

 Gifts/floral shop 

 Hobby/specialty 

 

Personal Services (12,500 - 15,000 SF) 

 Nail/hair salon/barber shop 

 Bank 

 Spa/Pilates studio 

 Pet supplies/groomer 

 Dry cleaners 

 Performing arts studio 

 
Business Services (7,500 - 10,000 SF) 

 Professional offices (financial, insurance) 

 Medical office (dental, vision, chiropractor) 

 

33%

25%

17%

25%

Target Commercial Tenants

Food & Drink

Retail Goods/Personal Services

Business Services

Personal Services
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 The commercial spaces will typically be in the 1,000 to 2,500 square foot range, similar to 
that found in traditional downtown Main Streets. We expect several restaurants to be in the 
3,000 to 5,000 square foot range. 

 In order to maximize market exposure, the majority of the recommended retail/restaurant 
space is expected to have frontage along Graham Road and the immediate area around the 
Darrow Road/Graham Road intersection. Traffic counts along Graham Road average more 
than 24,000 vehicles a day compared to around 15,000 vehicles a day on Darrow Road 
north of Louis A. Dirker Jr. Boulevard. 

 Diagonal and parallel parking play an 
important role in promoting a walkable 
environment. Our projections assume that 
this type of parking is incorporated into the 
plan.  

 Any retail planned on side access roads of 
the development should be limited. 

 
Rental Housing: 250 – 300 Total Units 

First Phase – South of Louis A. Dirker Jr. Boulevard: minimum 120 units 

 

Unit Type Average Unit Size Average Base Rent Average RPSF 

1-Bedroom/1Bath 700 $1,000 $1.43 

2-Bedroom/2Bath 1,000 $1,300 $1.30 

 
 Development and signage directly visible 

from Darrow Road 
 Minimum one-bedroom mix of 40% 
 Urban-suburban hybrid apartment design 

with flats and balconies (see photo right) 
 Comprehensive common area amenity 

package 
 Walking trail to commercial development 

and green space 

 

Second Phase – North of Louis A. Dirker Jr. Boulevard 

 
 Typical suburban unit mix: 30% one-bedroom; 55% two-bedroom, 15% three-bedroom, 

depending on size of overall second phase 
 Lower density housing than first phase  
 

 

 

Hudson's First & Main
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Other Market Considerations 

 The multi-tenant office market is “soft” and 
most office users are in owner-occupied 
buildings. There may be an opportunity in 
the second phase of development to sell 
several pads for office development along 
Darrow Road. 

 There is a substantial base of the self-
employed in the area. In fact, according to 
the IRS, Stow’s zip code, 44224, is in the top 
five percentile of self-employment of all zip 
codes in Ohio. Those self-employed offer 
little support in the way of paying high lease 
rates for newly constructed office space. 
However, there may be an opportunity to 
incorporate an accelerated business or 
coworker program in a portion of the unused 
city hall building. A management group 
could organize events and allow sharing of 
reception services, office equipment, 
marketing, accounting and legal services. 

 The integration of green and/or recreation 
space, especially programmed space, will 
be an important component of promoting 
walkability and branding City Center as an 
exciting and attractive mixed-use 
development. 

 Opportunity exists to improve and extend 
Akron General Wellness Trails throughout 
the entire development. A continuation along the utility easement may be appropriate. 
Consideration may be given to painting the bottom of the utility poles to help visually 
connect the mix of uses at the site. 
 

The recommended City Center will provide residents of Stow the city’s first walkable mixed-use 
development.  
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Introduction 

DiSalvo Development Advisors (DDA) has prepared this report as part of the OHM Advisors 
consulting team.  The report includes a summary of market conditions and market-supported 
redevelopment opportunities for mixed-use development of Stow’s City Center. 
 

The study area (within white 
boundary on map) is 
approximately 56 acres of 
city-owned property centrally 
located in the City of Stow. 
The area, in the northwest 
quadrant of the Graham/ 
Darrow Roads intersection, is 
home to Stow’s City Hall, 
senior center, police/fire 
station and the service 
center. The study area also 
includes a salt barn, water 
tower, fuel station and cell 
phone tower. 

Based on input received 
during the first steering 
committee meeting, any 
redevelopment scenario will 
not involve moving city hall, 
police/fire or service center 
functions and/or demolition of 
their respective buildings.  

Other uses in the study area 
include a nature area, walking 
trail and park with a 
playground. 

Methodology 

Our conclusions are based on 
identification of a competitive 
market area specific to the 
study area; comprehensive 
field survey of commercial 
and residential properties 
within the market; and 
analysis of supply/demand 
factors to identify market-supported opportunities and qualification of our recommendations.     
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Commercial Competitive Market Area (CMA) – Stow City Center 
 
The Competitive Market Area’s (CMA) specific geographic area was determined during the 
course of our analysis which includes in-person interviews with real estate professionals and 
identification of commercial and housing development likely to be considered as an alternative 
to mixed-use development within the study area.  
 
The CMA for commercial development (retail and office) is generally within a three-mile radius 
of the site or approximately a six- to nine-minute drive time. Support for commercial 
development from a larger area will be limited by the presence of several major regional 
competitors: Hudson’s First & Main; Downtown Kent; Chapel Hill Mall; Portage Crossing and 
Streetsboro Crossing (refer to map for general location). 
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Residential Competitive Market Area (CMA) – Stow City Center 

The Residential CMA is the City of Stow and the surrounding municipalities of Munroe Falls, 
Cuyahoga Falls, Tallmadge, Hudson and Kent. According to the American Community Survey, 
the majority of households moving into Stow are from Summit County. The City of Kent is in 
Portage County, Ohio, but was included solely because of proximity to the study area.    
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Commercial Analysis 

1. Retail Analysis 

There is more than one million square feet of leasable retail shopping center space within the 
CMA. Much of the retail inventory in the CMA is outdated with the last community shopping 
center built 20 years ago (Stow Community Center). Since then, retail development has been 
limited to smaller strip centers near the State Route 8 interchange. The older retail is reflected in 
relatively low published lease rates of $10 to $14 net per square foot with most lease rates 
negotiable. 

Despite the older age of retail stock, the occupancy rate among the 14 retail centers surveyed is 
90.5%. This is considered a healthy retail occupancy rate.  

Summary of Retail Centers 
Stow City Center CMA 

In Ascending Order by Year Built 
August 2017 

 

 
Retail Center 

Nearest Main 
Intersection 

Year 
Built 

 
Total SF 

 
Vacant SF 

Occupancy 
Rate 

Colonnade Building Kent/Darrow 1925** 20,647 2,505 87.9% 

Stow Kent Shopping Center Kent/Fishcreek 1959* 34,892 6,450 81.5% 

Fishcreek Plaza Kent/Fishcreek 1965 117,985 4,651 96.1% 

Shoppes @ Stow Darrow/Fishcreek 1976 37,000 720 98.1% 

Crossroads @ Fishcreek Graham/Fishcreek 1977 53,000 6,157 88.4% 

Stow-Hudson Towne Centre Norton/Darrow 1979 49,137 26,950 45.2% 

Orchard Plaza Darrow/Barlow 1986 39,806 4,900 87.7% 

Oregon Trails Graham/Fishcreek 1988 71,036 15,344 78.4% 

Graham Square Graham/SR 8 1991 48,258 1,220 97.5% 

Stow Workman Plaza Graham/Darrow 1993 51,620 1,700 96.7% 

Stow Falls Center Graham/SR 8 1995 95,347 30,715 67.8% 

Stow Community Center Kent/Fishcreek 1997 529,964 5,920 98.9% 

Bridgewater Plaza Steels Pt/SR 8 2000 21,900 4,000 81.7% 

Courthouse Plaza Steels Pt/SR 8 2004 13,500 1,700 87.4% 

Total 1,184,902 112,932 90.5% 
Source: Exceligent 
*Redevelopment underway including Meijer 
**Renovated in 2005 

The Stow Community Center, on the eastern edge of Stow along Kent Road, is the largest retail 
center in the CMA anchored by Target, Kohl’s and Giant Eagle. The next largest retail center, 
Fishcreek Plaza, is anchored by a grocery chain, Acme Fresh Market. The Stow Kent Shopping 
Center is anchored by a Macy’s department store (square footage not included in total) and the 
adjacent area is currently being redeveloped to add a new Meijer store. 

Several of the lower performing shopping centers, lack an anchor retailer or are inadequately 
designed to maximize market exposure of nearby anchors relative to the inline retail space. 
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Between big-box anchored community retail centers, like Stow Community Center and 
Fishcreek Plaza and other regional shopping centers on the periphery of the CMA (Chapel Hill 
Mall and Streetsboro Crossing), the study area is generally surrounded by conventional retail 
competition. The result is that competition essentially cuts off market support by prospective 
patrons for department stores or GAFO retail, such as Target (General merchandise); Kohl’s 
(Apparel and accessories); Pier 1 Imports (Furniture and home furnishings); Best Buy, Dick’s 
Sporting Goods and Office Max (Other sales). Grocery stores also appear to be well 
represented in the marketplace, especially with the upcoming addition of a Meijer. 

For this reason, it is unlikely retail development at the site will include a conventional shopping 
center anchor, unless a nearby existing anchor, such as Marc’s at the Stow Workman Plaza, 
relocates to the site. Nonetheless, a successful redevelopment of the study area will need to be 
unique to the typical retail center to attract and draw patrons from the Stow area and immediate 
outyling communities. It was a concensus by the steering committee that Stow desires a true 
walkable downtown in the study area and cited Hudson and Kent as successful examples of a 
downtown.  Stow currently lacks any mixed-use walkable developments. 

The key common design component promoting walkability in the downtown areas of Hudson 
and Kent are single rows of angled parking (see aerial of downtown Hudson on left) with nearby 
surface or structured parking rather than a sea of parking in front of each business (see aerial of 
Stow Community Center on right). 

The integration of green and/or recreation space, especially programmed space, is another way 
of successfully promoting walkability.  

 

 

 

 

 

Downtown Hudson, "First & Main" Stow Community Center 
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The core tenants of successful downtowns are multiple food and beverage establishments. 
Restaurants, brew pubs and other specialty food businesses are considered a form of 
entertainment and promote attendance by visitors, groups of workers and families. 

In the City of Stow, there are a total of 76 restaurants an increase of 8 total restaurants (12%) 
over the past five years. During this period, estimated restaurant sales increased 18% from 
$68.5 million in 2012 to $81.1 million in 2017 (Source: 2012 Economic Census and ESRI, 
Incorporated). Overall, it is estimated that restaurant sales are above average at approximately 
$325 to $350 per square foot. This fact alone strongly indicates a demand for additional 
restaurants in Stow. 

Within a five-mile radius of the site food and drink sales are nearly 1.5 times greater than the 
spending from local residents. The ratio is a bi-product of sales to a disproportionately high 
share of workers and visitors to businesses along the interchange.  

 Radius From Study Area 

 1-Mile 3-Mile 5-Mile 

Food & Drink Sales $13,168,742 $109,423,719 $296,396,404 

Resident Spending $13,585,078 $97,158,061 $202,625,178 

% of Food & Drink Sales to Resident Spending 0.97 : 1 1.13 : 1 1.46 : 1 
Source: Esri, incorporated 

While this high ratio is not attainable at a more neighborhood level, we estimate that an 
attractive mixed-use development at the site can reach a ratio of 1.20 sales to resident 
spending. Applying this ratio to the three-mile radius will account for an additional $7 million in 
restaurant sales. The additional sales will support an additional 20,000 square feet of food and 
drink space at the subject site. This is the same restaurant square footage at Hudson’s First & 
Main development in their downtown. 

Based on profiles of other similar 
size downtowns and town centers, 
we estimate that the commercial 
profile at the site will generally be 
led by food and drink 
establishments, followed by retail 
goods and personal services. A 
smaller portion of the retail will be 
occupied by business services that 
need office space with retail market 
exposure. This will account for 
approximately 60,000 square feet of 
retail space at the site. Additional 
retail space could be supported in 
the event a retail anchor or other 
high-volume attendance venues 
were to relocate at the site. A more 
detailed list of each of the target 
commercial tenant types follows. 

33%

25%

17%

25%

Target Commercial Tenant s

Food & Drink Retail Goods/Personal Services

Business Services Personal Services
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Target Commercial Tenant Types 
 

Food and Beverage  
 
 Restaurant/deli/café 
 Coffee shop 
 Wine shop and bar 
 Ice cream/yogurt 
 Seasonal farmer’s market 
 
Retail Goods 
 
 Boutique apparel and accessories 
 Consignment shop 
 Gifts/floral shop 
 Hobby/specialty 
 

Personal Services 
 
 Nail/hair salon/barber shop 
 Bank 
 Spa/Pilates studio 
 Pet supplies/groomer 
 Dry cleaners 
 
Office Use/Business Services 
 
 Professional offices (financial, insurance, 

realtor, attorney, designer) 
 Medical office (dental, vision, chiropractor, 

general practice) 
 Performing arts studio 

 

The commercial spaces will typically be in the 1,000 to 2,500 square foot range, similar to that 
found in traditional downtown Main Streets. We expect several restaurants to be in the 3,000 to 
5,000 square foot range. 

 
2. Office Analysis 

The office market in Stow is very limited with only 135,714 total square feet of for-lease office 
space. A summary of the for-lease office space inventory, vacancies and lease rates follows. 

 
Office Building 

Year 
Built 

Total 
SF 

 
Vacant SF 

Occupancy 
Rate 

Per Square Foot 
Lease Rate 

3809 Darrow Rd 1973 2,592 2,300 11.3% $11.50 Gross 

The Stow Professional Building 1973 13,328 0 100.0% - 

Ross Commons Bldg C Condo 12 1985 1,422 1,422 0.0% $13.50 Gross 

Stratford Place 1986 33,266 14,180 55.5% Negotiable 

Stow Professional Center Bldg 2 1988 6,000 3,150 47.5% $12.00 Gross 

3653 Darrow Rd 1989 14,400 2,362 83.6% $13.17-$15.94 MG 

727 Graham Rd 1991 5,088 0 100.0% - 

Point View Professional Park 1994 9,334 811 91.3% $12.00 MG 

3913-3917 Darrow Rd 1997 9,256 1,400 84.9% $14.00 MG 

Clock Pointe Professional Park 2001 6,412 1,082 83.1% $14.00 MG 

3926 Clock Pointe Trl 2006 2,932 903 69.2% $110,000 For Sale 

Hudson Drive Business Campus 2016 15,842 3,574 77.4% $16.75 NNN 

Hudson Drive Business Campus * 15,842 * * $16.75 NNN 

Total 135,714 31,814 73.5%  
*Under construction 

MG – Modified Gross 
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The local office market is 73.5% occupied. This is considered a low occupancy rate. Lease rates 
for office space are also low and newly opened office space at Hudson Drive Business Campus 
is achieving rates of $16.75 per square foot which is extremely low for new construction. 

The largest office space in Stow is Stratford 
Place. The low occupancy at this property is 
likely attributable, in part to the unconventional 
design of the office building. 

The for-lease medical office market also 
appears soft. Health Center at Western 
Reserve, a 73,000-square-foot medical office 
building adjacent to Summit Health Medical 
Center in Hudson, is 61.9% occupied with 
27,780 square feet of available space. 

With office-related employment of more than 3,000 persons (highlighted area in table) within 
three miles of the site, it is apparent that the majority of office space in the area is owner-
occupied.  

 Employment by Radius Distance From Study Area 

One-Mile Three-Mile Five-Mile 

Employment Industry Number Percent Number Percent Number Percent 

Agriculture, Forestry, Fishing & Hunting 4 0.1% 8 0.0% 19 0.0% 

Mining 0 0.0% 15 0.1% 25 0.0% 

Utilities 8 0.3% 50 0.2% 79 0.1% 

Construction 53 1.9% 903 3.5% 2,322 3.1% 

Manufacturing 22 0.8% 3,248 12.5% 9,597 12.8% 

Wholesale Trade 16 0.6% 1,156 4.5% 3,199 4.3% 

Retail Trade 474 16.7% 4,899 18.9% 12,564 16.8% 

Transportation & Warehousing 52 1.8% 451 1.7% 1,177 1.6% 

Information 78 2.7% 436 1.7% 1,448 1.9% 

Finance & Insurance 67 2.4% 684 2.6% 1,808 2.4% 

Real Estate, Rental & Leasing 173 6.1% 649 2.5% 1,564 2.1% 

Professional, Scientific & Tech Services 101 3.6% 1,278 4.9% 3,338 4.5% 

Management of Companies & Enterprises 0 0.0% 0 0.0% 98 0.1% 

Admin; Support & Waste Mgt; Remediation 61 2.1% 644 2.5% 1,780 2.4% 

Educational Services 308 10.8% 1,683 6.5% 9,258 12.4% 

Health Care & Social Assistance 342 12.0% 3,262 12.6% 8,726 11.7% 

Arts, Entertainment & Recreation 32 1.1% 458 1.8% 1,175 1.6% 

Accommodation & Food Services 289 10.2% 2,951 11.4% 8,120 10.8% 

Other Services (except Public Admin) 186 6.5% 1,454 5.6% 4,058 5.4% 

Public Administration 575 20.2% 1,736 6.7% 4,342 5.8% 
 

Near-term opportunities for office development at the site appear limited, especially for multi-
tenant for-lease office buildings. 

Stratford Place 
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Housing Analysis 

Rental Housing Stock 

To establish the overall strength of the rental housing market and to identify prevailing rental 
rates among rental housing, DDA conducted a survey of conventional apartment developments 
ducted in the CMA 

A total of 5,667 units were identified and surveyed at 32 apartment properties within the CMA.  
At an overall 98.6% occupancy level, the local apartment market is strong with demand clearly 
limited by supply. A healthy market is considered to have an occupancy level of 95.0% which 
allows tenant mobility throughout the market.  As the table below indicates, overall occupancy 
rates are high among all ages of rental housing in the Stow CMA.   

 
Decade 

Built 
Number of 
Projects 

Total 
Units 

Occupancy 
Rate 

 
Apartment Developments Surveyed 

Pre-1970 8 851 98.6% Apartments on Second Street; Grand Woodlands; 
Jordan Court; Pinewood; Riverview; Parkview; 
Brighton Place**; Portage Trail East** 

1970-1979 9 2,038 99.0% Towers and Village at Wyoga Lake Commons; Lake 
Street Apartments; Tallmadge Oaks; Studio City; 
Sauter Place; Kentway; Portage Towers; Hillcrest 

1980-1989 7 902 97.0% Hickory Mills; Hunters Lake; Huntington Hills; 
Northampton; Woodrun; Meadowood; Woodbine 

1990-1999 4 1,114 99.0% Wyndham Ridge; Mannington Place; Yorkshire 
Woods; Forest Ridge 

2000-2009 2 517 98.5% Heron Springs; Linden Lane 

2010-2017* 2 245 100.0% Trails of Hudson; French Mill 

Total 32 5,667 98.6%  
*Through August 2017 

**Recently renovated 

Based solely on current 
occupancy, the market can 
immediately absorb an additional 
200 units. In reality, the high 
occupancies likely have turned 
away prospective residents and 
the actual demand for additional 
units is much higher. 

The rental housing stock is old 
and outdated with two-thirds of 
the apartments built prior to the 
1990s. 

 

15%

36%

16%

20%

9%

4%

Share of Units by Decade Built

Pre-1970s 1970s 1980s 1990s 2000s 2010 to Present
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Collected rents among newer properties are relatively high and at levels that will support the 
cost of new construction. 

 Collected Rent Range  

Decade Built One-Bedroom Two-Bedroom 

Pre-1970 $595-$729 $660-$1,057 (TH) 

1970-1979 $515-$725 $670-$825 

1980-1989 $640-$780 $780-$1,180 

1990-1999 $719-$855 $884-$1,064 (TH) 

2000-2009 $890-$1,100 $1,010-$1,400 

2010-2017* $875-$965 $980-$1,940 
TH – Rent for townhouse unit 

 

The newest multifamily properties in the area, including French Mill, Linden Lane and Heron 
Springs include comprehensive common area amenity packages, such as pool, clubhouse and 
exercise facility. 

The newest property in the 
CMA, French Mill, was built 
in 2015 and is located in 
Cuyahoga Falls. The 
property is 100% occupied 
and renting one-bedroom 
units from $1.37 per square 
foot. Rents among two-
bedroom units, however, are 
much lower at approximately 
$1.00 per square foot. 

The newest property in the 
City of Stow, Heron Springs, 
was built in 2001. The 
property has 373 total units 
including one-, two- and 
three-bedroom flats and two-
bedroom townhomes. One 
and two-bedroom rents 
range from $890 to $1,168. 

 

Linden Lane, a 144-unit apartment development built in 2007, has the highest one- and two-
bedroom rents in the region at $1,006 to $1,100 and $1,097 to $1,400, respectively. However 
the one-bedroom unit sizes at 970 to 1,120 square feet are among the largest in the region 
resulting in lower rent per square foot. 

French Mill 

Heron Springs 



14 | P a g e  
 

Another sign of a strong rental housing market is reinvestment in existing communities. Brighton 
Place, one of the oldest apartment communities in Stow, received substantial renovations in 
2015. The rents charged at the property are now competitive with properties built 20 years after 
Brighton Place was originally built.  

Household Demand 

The 2010 Census and ESRI, Incorporated are the sources for the following demographic data. 
Within the CMA, households declined by 1,332 (3.4%) between 2000 and 2010. The current 
estimated household base in 2017 is slightly above that of 2010.  Household trends within the 
CMA are summarized as follows  

 

Tenure 

Households 

2010 (Census) 2017 (Estimated) 2022 (Projected) 

Number Percent Number Percent Number Percent 

Owner 39,032 72.0% 37,700 68.6% 37,889 68.4% 

Renter 15,180 28.0% 17,221 31.4% 17,498 31.6% 

Total 54,212 100.0% 54,920 100.0% 55,397 100.0% 
 
Household tenure shares continue to shift toward renter households. In 2017, more than three 
of every 10 households were renters. The City of Stow has a 1.7-percentage-point higher share 
of renter households than the CMA (33.3%). Both renter household shares are considered 
relatively low. 
 

There was an estimated increase of more than 2,000 renter households in the CMA between 
2010 and 2017. During this same period, 245 new apartment units were built, resulting in a 
significant rental housing deficit. While a high share of these renters moved into single-family 
homes, there still appears to be pent-up demand for new rental housing units in Stow and the 
CMA. 
 

 Total Renter Households 

Year City of Stow CMA (excl. Kent) 

2010 4,321 15,180 

2017 (estimated) 4,831 17,221 

2022 (projected) 4,880 17,498 

Projected Growth 2010 - 2022 559 2,318 

New Rental Housing Development Since 2010 0 -245 

 559 2,073 
Source: ESRI, Incorporated and DDA 

 
Within the City of Stow, one- and two-person renter households represent nearly three-fourths 
of the renter pool, similar to that of the CMA. In Stow, there are 2,000 one- and two-person 
renters with incomes above $35,000. The following tables illustrate renter household incomes 
by household size for 2017 for City of Stow and CMA residents:  
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City of Stow – Renter Households by Income and Household Size 

Renter Households 1-PHH 2-PHH 3-PHH 4-PHH 5+PHH Total 

Less than $15,000 438 134 60 28 12 672 

$15,000 - $24,999 348 149 76 30 15 618 

$25,000 - $34,999 316 203 76 38 20 654 

$35,000 - $49,999 392 265 116 68 30 871 

$50,000 - $74,999 334 352 133 94 38 952 

$75,000 - $99,999 134 186 87 76 28 512 

$100,000 - $149,999 88 166 87 66 23 430 

$150,000 or more 32 52 27 8 3 122 

Total 2,082 1,507 663 409 170 4,831 

Share 43.1% 31.2% 13.7% 8.5% 3.5% 100.0% 
Source: ESRI, Incorporated, HUD’s Special Tabulations of Households and DDA 

 
At a median age of 40.9, the household base in Stow is younger than that of the outlying 
communities (42.7). Of the 2,000 one- and two-person renters in Stow with incomes above 
$35,000, an estimated 300 (15%) are 65 and older.  
 
CMA (excluding City of Kent) – Renter Households by Income and Household Size 
 

Renter Households 1-PHH 2-PHH 3-PHH 4-PHH 5+PHH Total 

Less than $15,000 2,163 613 267 134 80 3,257 

$15,000 - $24,999 1,420 564 280 119 81 2,463 

$25,000 - $34,999 1,227 733 265 143 105 2,473 

$35,000 - $49,999 1,324 831 350 222 139 2,866 

$50,000 - $74,999 1,161 1,137 414 314 181 3,207 

$75,000 - $99,999 382 492 222 210 110 1,416 

$100,000 - $149,999 243 428 216 177 89 1,152 

$150,000 or more 106 160 82 26 13 387 

Total 8,026 4,958 2,095 1,345 797 17,221 

Share 46.6% 28.8% 12.2% 7.8% 4.6% 100.0% 
Source: ESRI, Incorporated, HUD’s Special Tabulations of Households and DDA 

 
DDA has calculated potential for upwards of 250 to 300 rental housing units in the study area 
through 2022.  

Area of Market Support Target Household Base Capture Rate Total Market-Supported Units 

City of Stow 2,000 5.0% - 6.5% 100 - 130 

Surrounding Communities 4,264 3.5%- 4.0% 150 - 170 

Total 6,264 4.0% - 4.5% 250 - 300 
 
The market-supported unit totals represent a significant amount of rental housing on the site. 
During the planning process, it will be important to balance the number and density of units on 
the site with commercial and recreational uses to promote a vibrant mixed-use environment. 
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Stow City Center
SURVEY RESULTS
A community survey was conducted from April 7th through May 1st, 2018 to assess appetite for particular features 
and strategies related to an urban, mixed-use redevelopment of portions of the Stow City Center site.  The survey 
was conducted on-line, in paper form, and coincided with Stow Monroe Falls Community Showcase.  The survey 
had a total of  716 responses.
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