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Diversify and modernize
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CH APTER 5
HOUSING AND NEIGHBORHOODS
Chapter 5 is dedicated to the improvement and diversification of Middletown’s housing stock. The
age, condition, and overall desirability of housing is certainly one indicator of a community’s quality
of life. Accordingly, maintaining and creating desirable housing is a critical element to the City’s
economic development efforts to attract and retain companies and to improve the quality of life of
existing and future residents.

R E S I D E N T F E E D B AC K
Resident participation during the planning process indicated
dissatisfaction with property maintenance of older housing units
and the apparent lack of quality imbued in recent new housing
starts. Some residents are also concerned with city’s ability to
attract professionals to the community due to the city’s relative
lack of high-end, high-quality housing.
A proper balance of housing types and values does not exist in
Middletown.
Residents are keenly aware that Middletown
cannot attract professional, higher income households. Step-up
housing is generally not available for younger, upwardly mobile
age groups. Likewise, maintenance and carefree housing
targeting Middletown’s aging population is relatively nonexistent.

O B S T AC LE S

TO

Resident participation
during the planning
process indicated
dissatisfaction with
property maintenance of
older housing units and the
apparent lack of quality
imbued in recent new
housing starts.

NEW HOUSING INVESTMENT

Middletown must reinvent old neighborhoods to ensure that a
viable housing stock is available to retain and attract future
residents. This task, though seen as extremely difficult, is
nonetheless worthwhile and most likely essential for Middletown to
remain a vital part of the region.
More salient examples of
revitalization obstacles include brownfield sites, deferred property
maintenance, and rehabilitation and new construction costs in
excess of current property values.
Again, the scarcity of vacant land to support new residential
development underscores the need for wholesale neighborhood
revitalization.
New, higher-end housing introduced in the
Renaissance development has seen tremendous support. Sales have
been stronger than anticipated. This indicates that demand exists
for new housing units in Middletown, particularly adjacent to the I75/SR 122 interchange. The city will have to examine the need for
additional acreage for residential development in the Renaissance
vicinity tempered with economic development priorities for
nonresidential development at this same location.
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HOUSING

AN D N E I GH B O R H O O D

OVERVIEW

A recent study by the Danter Corporation entitled An Overall Housing Assessment of Middletown,
Ohio dated September 2002 provides some insight on recent neighborhood trends. Danter prepared

a submarket analysis of five neighborhoods as delineated on Figure 7.
Population,
household, and median income statistics are provided for each neighborhood in Table 15.
Table 15: Submarket Population, Household, and Median Income Growth,
1990-2006
Change
Change
1990
2000
2006
90-00
00-06
Downtown/Airport
Population
11,073
10,206
-8%
9,700
-5%
Households
4,636
4,372
-6%
4,197
-4%
Median Income*
$ 21,379
$ 28,976 36%
--Central/University
Population
Households
Median Income*
Interstate 75 Corridor
Population
Households
Median Income*
South Main Street
Population
Households
Median Income*
South/AK Steel
Population
Households
Median Income*

13,959
5,445
$ 39,006

14,701
5,790
$ 53,577

5%
6%
37%

15,050
5,944
--

2%
3%
--

3,762
1,392
$ 39,443

3,640
1,416
$ 57,902

-3%
2%
47%

3,995
1,577
--

10%
11%
--

12,419
4,417
$ 18,776

11,211
4,304
$ 27,272

-10%
-3%
45%

10,486
3,788
--

-6%
-12%
--

13,707
5,568
$ 24,185

14,256
5,861
$ 32,885

4%
5%
36%

14,443
5,954
--

1%
2%
--

Source: 1990 and 2000 US Census, Claritas, Inc., and The Danter Company
* Median Income data is actually a 2001 estimate provided by Claritas, Inc., as reported by the Danter
Company in the Overall Housing Assessement for Middletown Ohio. September 2002.
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Danter’s data provides significant

Figure 7: Housing Real Estate Submarkets

evidence
of
polarized
neighborhoods.
The western
neighborhoods, South Main
Street and Downtown/Airport,
are in severe distress while the
northeastern
and
eastern
neighborhoods,
Central/
University and Interstate 75
Corridor respectively, are stable
and growing.



The South Main Street
geographic
area
lost
approximately 10% of its
population between 1990 and
2000.
Another 6% in
population loss is anticipated
by 2006. South Main Street
has the second highest
percentage of subsidized rental units in Middletown. Nondescript rental units are commingled
with what is arguably some of the most ornate examples of late 19th and early 20th Century
residential architecture located in Butler County. Many single family homes appear to have been
converted into rentals. Older industrial properties abut housing in some locations. The area’s
estimated 2001 median household income is $27,272 in 2001. The homeownership rate is 54.8%.



The Downtown/Airport geographic area experienced a population loss of 8% according to the
Danter Company between 1990 and 2000. This trend is expected to continue through 2006. This
area has the highest percentage of subsidized rental housing units in the city. Neighborhoods
closer to downtown include older housing as well as relatively recent redevelopment projects,
while some neighborhoods further to the east and north contain post World War II production
housing. Much of the housing is situated among older commercial and industrial developments.
The homeownership rate is at 56.1%.



The South/AK Steel area gained 5% population growth over the 1990 decade, according to the
Danter Company. Housing in this area is generally isolated by arterial roads and AK Steel and
supporting industrial operations. Homes toward the western end of this area are relatively old,
small, and in fair to poor condition, while homes toward the eastern end tend to be somewhat
larger, newer and in better condition.. The South/AK Steel area has the lowest homeowner
occupied rate at 50.6% as of the 2000 Census. This area also has a relatively high number of
subsidized rental units. Population growth is anticipated to be stable with a modest gain of 1%
between 2000 and 2006. Median household income is the third highest in this area at $32,885.



The Central/University geographic area featured a 5% increase between 1990 and 2000, the
highest percentage of homeowners at 89%, and a healthy estimated 2001 median household
income of $53,577. According to Danter, single family homes along Central Avenue near
Middletown Regional Hospital are some the largest and highest priced in the city. This area also
benefits from Miami University at Middletown. Population is estimated to increase by 2% by
2006. However, MRH is planning to relocate their facility to the Interstate 75 Corridor in 2006.
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This loss, combined with the possible threat of adjacent negative housing trends moving east
place the Central/University area at considerable risk.



The Interstate 75 Corridor has the highest median income at $57,902 and is expected to obtain the
greatest population growth between 2000 and 2006. New, higher-end housing being offered at
Renaissance I and Renaissance II east of I-75 will likely result in growth numbers that match or
exceed projected growth. This area has the best potential for new housing development in the
city because of great interstate access and a higher than average amount of vacant land.

H O U S I N G C ON D I T I ON S

AN D

C Y C LE S

Major housing maintenance and rehabilitation activities are generally needed about every 30 years.
Evidence of poor housing maintenance can be found in most neighborhoods in varying degrees
indicating that housing maintenance cycles are not being undertaken. This is problematic as more
than 80% of the housing units in Middletown were built before 1970. The age of housing indicates a
need for increased code enforcement activities and resources along with more incentives and
programs to assist homeowners with rehabilitation and maintenance.
Negative housing trends manifest themselves when property owners lose confidence in their
neighborhoods. As a result, people leave, market demand decreases, property values decrease,
vacancies increase, and excess homes become investment properties/rental units. Remaining property
owners have little financial incentive to make repairs. This trend, if not intervened, creates a negative
housing cycle that could last for decades. The remaining residents are generally the urban poor who
cannot afford to move out. This negative cycle also has a detrimental effect on other land uses
including retailers that rely on the disposable incomes of neighborhood residents. Cascades of
denigration will occur until nothing is left but vacant commercial buildings, nuisance properties, and
a fraction of the original population.
The South Main Street and Downtown/Airport areas are currently experiencing negative housing
cycle as indicated by population loss and lower than average homeownership rates. This would not
be overly concerning if these conditions could be isolated and precluded from spreading. Adjacent
neighborhoods with somewhat healthier conditions are susceptible to the destabilization forces
currently found in the South Main Street and Downtown/Airport areas and parts of others.

T AR G E T E D N E I G H B O R H O OD R E V I T AL I Z AT I ON S T R AT E GY
The City has undertaken several initiatives designed to improve the housing stock and neighborhoods
such as increasing code enforcement, adopting minimum residential design standards, and placing a
cap on new subsidized units. Though seen as steps in the right direction, none of these initiatives
alone or collectively will overcome the downward housing cycles that are apparent in the South Main
Street and Downtown/Airport neighborhoods. A new, more comprehensive strategy must be enacted
to overcome market forces.
Given the condition of some neighborhoods, reliance on the private sector to turn undesirable
neighborhoods around is an unlikely strategy. Public sector leadership and incentives are needed to
entice private sector participation through a comprehensive, multi-year revitalization process. All
blighting influences must be removed and housing units must meet the minimum building code
before a neighborhood’s revitalization process can be concluded. Fixing one or two problem
properties will not bring about the holistic change required to develop a functional neighborhood.
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The revitalization strategy fashioned in this Master
Plan is designed to prevent negative housing cycles
from spreading to healthy neighborhoods.
This
strategy will require a proactive approach and a
concentration of resources into select neighborhoods.
This deliberate concentration of resources, if
implemented, will be a policy shift from using
available resources citywide on a first come, first serve
basis much like CDBG dollars have been used. The
steps to implement the revitalization strategy follow:



Prepare a sustainable neighborhood indicators
database to identify healthy neighborhoods,
neighborhoods in transition and degraded
neighborhoods. Though classification could be
done on visual inspection alone, the real
underlying trends at the neighborhood level will
not be known until a comprehensive analysis of
available data is undertaken.



Present the sustainable neighborhood indicators
data to a broad spectrum of public local, county,
and school officials; business leaders and key
stakeholders; residents; and potential partners in
from lending institutions, real estate, and for profit
and not for profit housing development
organizations.



Use the data to select and prioritize
neighborhoods for targeted revitalization. The
selected neighborhood should be based on criteria
important to the community and:

Signs of Healthy Neighborhoods

 Well maintained structures and
landscaping.
 Litter/refuse free
 Pedestrian activity
 Businesses flourish
 Parks and open space use
 Strong demand for housing

 Few housing vacancies

Example Neighborhood Indicators
 Building maintenance
 Single family conversions
 Vacancy rate
 Crime statistics
 Code violations and complaints
 Property foreclosures
 New investment
 Number of units for sale and
average time on market
 Housing value trends
 Business/retail vacancies
 Housing occupancy trends
 Neighborhood assets and anchors
 Development opportunities such as
public land, vacant land, large land
holdings under common ownership
 Brownfields/greyfields.

- be in obvious decline or transition
- be located adjacent to a healthy neighborhood as deemed as such by the community
reinvestment committee;
- be large enough to achieve a critical mass of change. Smaller areas than one-quarter
square mile will not change market perceptions. The area can be larger but should not
exceed one-half square mile.
- be assimilated in with the adjacent healthy neighborhood after revitalization is complete
or it must be able to stand as its own compact area that is supported by the market.



Where possible, select a neighborhood that has or will receive an infusion in capital investment to
use as a springboard for revitalization. MCSD’s new schools initiative is an example. Similarly,
consider neighborhoods that have one or more key anchors such as places of worship,
employment centers, neighborhood business districts, historic or unique structures or districts, or
parks, etc. These elements must be provided as part of the revitalization effort if not present
beforehand consistent with the Neighborhood Design Standards listed in the next section.
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Develop a neighborhood revitalization plan for the target neighborhood. Planning is essential to
identify development opportunities and constraints, alternative courses of action for individual
properties and areas, responsibilities of all parties involved, develop a common vision, create a
land use policy, and establish an implementation strategy and action plan. Informing and
engaging residents, partners, and stakeholders are critical to developing a consensus and needed
momentum to implement the plan.



Priority actions should be linked to revitalization goals consistent with traditional neighborhood
design standards. Initial projects should have a tremendous impact on the neighborhood to
demonstrate the city’s intent to make a real and lasting change and as means to attract interest and
bolster resident confidence. Examples include the acquisition and demolition of a brownfield
property or undertaking a high quality infill development project at a highly visible location.



Implementation will likely require several distinct actions, programs, incentives and partner
involvement. The first strategy that should be used throughout any revitalization effort is strong
code enforcement. Unresponsive property owners with code violations must be encouraged via
fines and court fees to fix problems or sell.



Select different actions based on needs and opportunities. One portion of the neighborhood may
require wholesale acquisition, demolition and clearance. Other areas may need rehabilitation
while others may need a combination of all such strategies.
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K E Y N E I G H B O R H O OD R E V I T AL I Z AT I ON D E S I G N P R I N C I P LE S
The ultimate goal is to create endearing neighborhoods that
attract and retain people of all ages and income levels.
Mixed housing types and values are desired to achieve this
goal.
Neighborhoods are the basic building block of a community.
One neighborhood by itself should have all the elements of a
village with housing, parks, schools, shopping, employment,
and civic uses, etc. Several neighborhoods integrated in one
community combine to form a city. All neighborhoods in
Middletown should have the following elements:

Neighborhoods are the
basic building block of a
community. One
neighborhood by itself
should have all the
elements of a village with
housing, parks, schools,
shopping, employment, and
civic uses, etc.



Neighborhood Compact Form.
Neighborhoods are compact,
largely
self-contained,
pedestrian pockets defined by a
quarter mile radius or 5 minute
walk.
Self
contained
neighborhoods should be no
more than 160 acres in land area
with recognizable edges and
centers.



Neighborhood Centers and
Edges.
Neighborhoods shall
have
clearly
recognizable
centers and edges to create a
strong and identifiable image.
Centers serve as the focal point of the neighborhood; edges delineate one unique neighborhood
from another. Centers generally are a cluster of nonresidential buildings and uses that serve as
the area of primary socialization. Small scale commercial operations, parks, schools, community
centers, institutional and civic uses can combine in whole or in part at the center. Edges are
typically found at arterial perimeter roads or adjacent to natural features. Centers and edges must
have unique architecture that helps define the greater neighborhood. Land uses in centers and
edges shall be diverse to serve the needs of neighborhood residents. Well defined centers and
edges are a strong source of neighborhood pride and enhance neighborhood desirability and
property values.



Network of Walkable Streets. Edges and centers must be well maintained and enhanced with
streetscape improvements and linked by a finely woven network of interconnected streets. Streets
must be detailed for pedestrian use to provide increased transportation choice and provide
alternative routes to avoid congestion on a few neighborhood roads. Streets shall be narrow to
slow traffic and create more comfortable pedestrian environments. Streets should be treated as
part of the public open space system and include neighborhood defining elements such as
sidewalks, street trees, pedestrian orientated lighting, art, and street furniture.



Building Scale and Placement. Urban neighborhoods are typically built on small, narrow lots.
Structures are located close to the road and building heights rarely exceed three stories. New
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construction shall be compatible with the building scale, massing, architecture, and building
placement of the surrounding neighborhood. Smaller buildings, since they can be seen from the
street and sidewalk, provide an important opportunity for embellished architectural detail.
Enhanced architecture creates a memorable image of place and lessens the need for landscape
screening. Buildings shall be set close to the street to define public spaces and the street as
opposed to excessively large setbacks that define parking lots. Buildings shall be easily accessed
by automobile and by foot and be diverse in function to accommodate different uses over time in
conjunction with changing neighborhood needs.



Parking. Some Middletown neighborhoods were designed before the advent of the automobile
while others were created when most families had just one. Revitalized neighborhoods must be
retrofitted to accommodate more vehicle parking in a manner that is compatible with the
neighborhood’s traditional form. On-street parking in the public realm is essential to reduce
parking demand on private property. On-street parking also slows traffic down in neighborhoods
and places motorists closer to front doors. Off-street parking shall be shielded and provided in
close proximity to every building and not concentrated in one part of an area as to become the
focal feature of the neighborhood. Consideration should be given to introducing small common
parking areas like developers are providing next to higher-density, single-family attached homes.
Alleys can also be utilized to provide rear parking that is convenient yet shielded from public
view.



Mixed Land Use. Neighborhoods shall have a balance of shopping, employment, and housing
opportunities. Neighborhoods with retail and office uses within the defined quarter mile radius
are better able to meet the everyday needs of residents at convenient locations. Clustering uses at
the neighborhood level saves energy and promotes walking. Buildings at the neighborhood
center and edge shall be designed to accommodate multiple uses.



Civic and Institutional Anchors. In addition to having a balance of retail and office, each
neighborhood shall have adequate provision of public, institutional, and civic uses (e.g., green
squares, houses of worship, community buildings, etc.) Civic and institutional uses typically
exhibit the strongest architecture in the neighborhood and serve as neighborhood landmarks.



Public Open Space. Each neighborhood shall have an open space system that includes natural
features, park facilities and formal open spaces to encourage resident congregation, socialization,
and recreation. Open spaces serve as sources of community character, identity, and pride. Well
designed open spaces add value to neighborhoods. Town squares and greens are more formal
places of open space organization than parks. They serve an important civic function by framing
civic, institutional and commericial buildings around them.



Diverse Housing Types and Price
Points. Each neighborhood shall have
a sufficiently diverse mixture of
housing types at varying densities and
price points to accommodate the full
range of people needed to build and
maintain a complete and real
community.
Diversity
avoids
monotonous cookie cutter subdivisions
and large enclaves of people in the
same socioeconomic class.

MASTER PLAN

5-8

O W N E R O C C U P I E D H OU S I N G M AR K E T



Market Projections.
Projections based on historical
trends suggest that the City of
Middletown can be expected to
add between 345 and 917 new
owner-occupied housing units by
2007. This is a broad range of
projected new units that could add
between 2.6% and 6.9% to the
overall number of existing owner-occupied housing units currently in the inventory. The net
addition to the inventory would probably be less due to attrition due to demolition and fire loss,
etc.
It should be noted that much of the housing growth experienced by Middletown between 1990
and 2000 was the result of annexation. New housing developments brought into the city via
annexation account for much of the weight resulting in the 2007 growth projections. To achieve
projected growth, the city will have to determine whether or not to annex more land to
accommodate the high range of the projected growth or to permit new housing to develop on the
few greenfield sites that are currently available within Middletown.



Market Maintenance. However, a minimum of 150 to 160 owner-occupied housing units should
be built per year just to maintain the vitality of its existing inventory regardless of the policies
that accommodate the growth. In order to achieve this growth, between 60 acres and 100 acres of
developable residential land would be needed per year. It is unlikely that the City could ever
achieve the growth approaching the estimates cited above without targeted redevelopment goals
and objectives for residential neighborhoods within the City’s boundaries or an aggressive
annexation policy is pursued.



Market Magnitude. Between sales of existing owner-occupied homes and the potential addition
of new homes to the inventory mentioned in the previous paragraph, the annual owner-occupied
housing market should range between 1,200 units and 1,300 units between now and 2007 based
on historical evidence. Between 5% and 15% of the annual owner-occupied housing market
should be attributable to the addition of new housing units to the market. Whether these new
units are added by way of annexation or new construction is open to question. The annual owneroccupied housing market could go as high as 1,550 and 1,660 housing units assuming a typical
annual turnover rate of 10% per year; a replacement rate of approximately 1% (as a function of
the attrition of the worst units in the inventory); and including the projected range of 345 to 917
new owner-occupied homes.
The growing demand for owner-occupied structures is dependant upon the stability and
desirability of the housing product. The lack of newer and diverse housing product offerings
within the city may explain why the market is stable. Residents are not moving because there are
no diverse product offerings to move to within the city. It would not be surprising to see the
current market stability to destabilize as newer homes continue to be built near Middletown.



Replacement Rate. In addition to new housing starts, an annual replacement rate of
approximately one percent of the existing owner occupied housing units should be sought to keep
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the housing inventory competitive. Replacement should serve as a function of the attrition of the
worst units in the inventory. Vacant, blighted, nuisance, and obsolescent non-contributing
structures must be removed from the inventory. The site should be used for replacement housing
which contributes to one of the new 150 to 160 owner-occupied units needed each year to keep
the housing supply vital.

R E N T E R O C C U P I E D H O U S I N G M AR K E T
The renter-occupied market is of much greater magnitude annually than the owner occupied market
as a result of higher turnover rates. In addition, growth is projected in the actual number of occupied
rental units in the inventory between now and 2007.
A renter-occupied housing turnover rate (i.e., the number of units that become available and are
released) of 40.0% per year can be considered to be representative of the general marketplace.
Middletown’s annual renter-occupied housing market appears to comprise approximately 41.0% of
the renter-occupied inventory, or slightly over 3,500 housing units annually. This annual turnover
rate is, more or less, typical of the marketplace.



Market Projections. Projections based on historical trends suggest that the City of Middletown
can be expected to add between 161 and 427 new renter-occupied housing units between now and
2007. This is a broad range of projected new units that could add between 1.9% and 5.1% to the
overall number of renter-occupied housing units in the inventory. Once again, the net addition to
the inventory would probably be less since some existing units are likely to be taken out of
service in this time period.
Between rentals of existing renter-occupied housing units and the potential addition of rental
units to the inventory, the annual renter-occupied housing market should range between 3,550
units and 3,600 units between now and 2007 based on historical evidence. Between 1% and 2%
of the annual renter-occupied housing market should be attributable to the addition of new
housing units to the market. Assuming a stable number of renter-occupied households in the City
of Middletown in the near future, a typical annual turnover rate of 40% per year, and a steady
replacement rate of approximately 1.35% of the existing housing units per year (as a function of
the attrition of the worst units in the inventory), the annual renter-occupied housing market
should be approximately 3,460 units.
Adding the projected range of renter-occupied housing unit growth cited above, the annual
market for renter-occupied homes could range between 3,500 and 3,550 housing units. This
projection is consistent with the current pace of the renter-occupied housing market in
Middletown, but it does not appear that new rental housing units are being added in the traditional
areas of the City.



Replacement Rate. As with owner-occupied housing, the replacement of units that have come to
the end of their economic lives is important to maintaining the vitality of the renter-occupied
housing inventory. Based on a replacement rate of approximately 1.35% per year, the City of
Middletown should be building approximately 110 new rental housing units per year. This rate of
new construction would serve to maintain the vitality of the renter-occupied housing inventory.
This rate of annual new unit construction does not take into account the projected growth between
now and 2007. Based on unit densities per acre between six and twelve units, a site, or sites,
containing between nine and eighteen acres would be needed annually for rental housing
construction in the City. Renter-occupied housing has demonstrated its ability to be developed
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through the creative, adaptive reuse of older buildings as well as new, conventional construction.
Adaptive reuses of older buildings in specifically targeted redevelopment areas could help
alleviate the need for land to maintain this segment of the housing inventory.
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HOUSING

AN D

NEIGHBORHOODS OBJECTIVES

AN D

S T R AT E GI E S

OBJECTIVE HN 1: Target resources on one neighborhood or redevelopment project

at a time to create a noticeable and long-term benefit.
ISSUE:

Funds that are available to improve neighborhoods are often spent
community-wide resulting in little noticeable change in any one
locale.

HN 1.1

Develop a neighborhood indicators database to help identify neighborhoods in
transition that could benefit from a targeted revitalization strategy.
1.1.1. Share data with diverse group of community stakeholders, residents, real estate
development-related professionals, etc. to help identify neighborhood trends and
revitalization opportunities.

HN 1.2

Identify the target market and know the costs. Neighborhood revitalization is
complex and risky. City partners will want to know what demographic will be attracted
to a neighborhood, how the city plans to achieve its goals, and how much money it will
cost to do so.
Prepare a market study with help from local realtors and housing developers to
determine plausibility of attracting people to the target neighborhood as part of an
organized revitalization effort.
1.2.2. Prepare a development pro forma to determine how much subsidy will be required, if
any, to revitalize the neighborhood and attract the target demographic.
1.2.1.

HN 1.3

Create a revitalization plan for the target neighborhood.
1.3.1.

1.3.2.

1.3.3.
1.3.4.
1.3.5.

HN 1.4

Include residents of the target neighborhood and adjacent neighborhoods in an open
planning process to identify resident expectations such as design standards,
amenities, density, land uses, and housing type.
Articulate the city’s housing and community development goals in the plan such as
mixed use, mixed income neighborhoods, increased housing values, stabilized
neighborhoods, etc.
Identify rehabilitation, demolition and infill opportunities and map.
Analyze the condition of the neighborhood infrastructure to determine if upgrades or
modernization are needed.
Prepare implementation plan and schedule with cost estimates, revenue sources, and
implementing agency.

Market the revitalization plan.
1.4.1.

1.4.2.

Market the revitalization plan in advance of implementation and throughout the
process. Included in this task should be meetings and mail correspondence to
residents informing them of the City’s intentions. Available programs, desired
outcomes, duration, participation, code enforcement actions, and updates should be
discussed.
Place signs around target neighborhood letting residents know that a long-term
redevelopment initiative is in place.
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Implement plan using all available tools and resources to stabilize the neighborhood
in the shortest amount of time as possible.

HN 1.5

1.5.1.
1.5.2.
1.5.3.
1.5.4.
1.5.5.
1.5.6.

HN 1.6

Utilize code enforcement as the first line strategy. Unresponsive property owners
must be held accountable to take action to perform the needed maintenance or sell.
Remove all blighting influences such as boarded up houses and vacant or brownfield
commercial property in or near the neighborhood.
Land bank blighted and nuisance properties as open space. Consider selling such
land below market value to a developer as an incentive.
Upgrade infrastructure if needed and provide high speed communications
infrastructure.
Offer housing rehabilitation loans to income eligible households.
Purchase properties as they become available and rehab and sell suitable structures or
demolish and sell for new housing.

Evaluate and Adjust Plan.
1.6.1.
1.6.2.
1.6.3.

Measure the success of the effort against quantifiable plan goals and/or outcomes.
Survey residents of adjacent areas and target neighborhood to see if perceptions
change.
Adjust plan recommendations and implementation strategies accordingly at least
once a year.

OBJECTIVE HN 2: Modernize the housing stock to enhance housing options for a new

generation of residents.
ISSUE:

HN 2.1

Housing is relatively old and does not offer the same amenities as
newer housing found in adjacent communities.
Increase suitable land supply. Annex vacant land near existing and proposed
interchanges for new residential development.

2.1.1.
2.1.2.

HN 2.2

Encourage a wide variety of new housing types to retain and attract professionals and
executives.
Encourage amenities such as preservation of natural features, open space, and
walking trails to enhance marketability.

Create housing infill program. Encourage infill development on vacant property,
excess public property, and on underutilized commercial properties.
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2.2.1.

2.2.2.

2.2.3.

2.2.4.

HN 2.3

Create a database of all available infill
sites suitable for new residential
development and share with developers
and realtors.
Acquire nuisance residential and
commercial
structures
and
tax
delinquent property and make available
for infill development.
Demolish improvements to remove
blighting influences and make sites more
attractive to private developers.
Market the city’s intent for infill housing
with region’s housing developers. Maple Park: Infill housing on former
Consider selling properties at sub- abandoned school site
market prices as an incentive for development.

Modernize multi-family rental housing.
2.3.1.

2.3.2.

Modernize older rental units through code enforcement. The rental housing stock has
a high vacancy rate. This is a function of the rental housing market in general but it
is also a function of the age and structural obsolescence of some of Middletown’s
rental units.
Encourage higher-density housing on brownfield and greyfield sites to replace
existing, obsolete multi-family units.

OBJECTIVE HN 3: Right-size the housing inventory so supply equals demand.

ISSUE:

Middletown’s housing value is currently flat and has not
appreciated to the same extent as surrounding communities due to
housing surplus and deferred maintenance.

No single issue can be identified or resolved that will change this situation. Housing values are a
function of the overall desirability and demand for the community’s housing stock. High quality
schools, parks, natural features and access to markets and employment tend to increase demand for
housing resulting in stable or increasing housing values.
Low quality schools, obsolete and
dilapidated housing, and crime are undesirable characteristics that tend to decrease demand and
values.
HN 3.1

Strictly enforce building maintenance codes to improve the quality, vitality, and
desirability of Middletown’s neighborhoods and housing stock.
3.1.1.
3.1.2.

3.1.3.
3.1.4.

Prepare an inventory of dilapidated housing units including rental units.
Concentrate on bringing such units into compliance through fines and penalties.
Code enforcement should force the property owner to spend money on repairs or sell
the property.
Begin nuisance property/demolition proceedings for units that are not brought into
compliance voluntarily.
Encourage infill development by seeking private sector participation first.
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HN 3.2

Identify pockets of housing that are beyond revitalization and allow the market to
take its inevitable course.
3.2.1.
3.2.2.

3.2.3.

Allow natural attrition in worst cases.
Provide emergency loan assistance to qualified households for emergency repairs
only. Utilize emergency repair and weatherization programs for housing units
deemed not feasible for full rehab.
Remove obsolete and nuisance properties from the housing supply. Purchase worstcase properties as they become available through sale or foreclosure and demolish.

OBJECTIVE HN 4: Encourage private reinvestment in distressed neighborhoods.

ISSUE:

HN 4.1

Some neighborhoods are plagued by pockets of dilapidated and/or
vacant housing that is a blighting influence and a barrier to
revitalization.
Increase code enforcement. This is a pervasive theme in the housing-related strategies.
To increase investor confidence and private sector participation blighting conditions must
be removed and negative housing trends mitigated.

4.1.1.
4.1.2.
4.1.3.
HN 4.2

Concentrate on writing code violations in a targeted fashion. Stay in the
neighborhood until problems are fixed.
Demolish nuisance and boarded up structures and remove other negative influences
such as refuse piles.
Assess the property owner of the cost accrued to the city.

Working with housing partners and area CDC’s, create and develop effective grass
roots neighborhood organizations (see Chapter 6 Quality of Life for additional
strategies).
4.2.1.
4.2.2.
4.2.3.

Empower neighborhood groups to be self-policing on code violations and reporting
illegal dumping and crime activity.
Work with established, regional CDC’s to educate and build capacity of local CDC’s.
Establish a landbanking program that enables CDCs to acquire and redevelop
property.

HN 4.3

Target neighborhoods for sustained revitalization efforts consistent with Objective
HN 1.

HN 4.4

Offer incentives for improvements made in target areas.
4.4.1.

4.4.2.

Consider CRA districts and
historic tax credits, where
applicable.
Work with banks to lower fees
and interest rates or to
partner/sponsor neighborhood
development activities.
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4.4.3.
4.4.4.
4.4.5.

HN 4.5

Work with non profit housing developers that can provide down payment assistance
or offer more competitive loan underwriting terms.
Make obsolete and nuisance properties competitive in the market by demolishing
structures and foundations.
Sell land at a nominal price to housing developers that are willing to enter into a
development agreement that establishes minimum standards for development.

Streamline eminent domain foreclosures process to remove problem properties
from the housing inventory.
4.5.1.
4.5.2.

Update Urban Renewal legislation.
Convey nuisance property to a responsible investor.

OBJECTIVE HN 5: Stop

and prevent
neighborhoods.

ISSUE:

HN 5.1

negative

housing

cycles

healthy

Pockets of desirable housing exist but are under stress from
neighborhood or citywide trends.
Target and monitor healthy neighborhoods and ensure such areas are not negatively
impacted by housing characteristics in adjacent neighborhoods.

5.1.1.
5.1.2.

Create policies and programs for strong neighborhoods to prevent decline.
Revitalize adjacent neighborhoods showing decline (see Objective HN 1).

HN 5.2

Target healthy neighborhoods for proactive code enforcement.
properties to start negative housing cycles.

HN 5.3

Maintain strong neighborhood anchors such as
churches, institutions, schools, and parks. Middletown
Regional Hospital is an example.
5.3.1.

5.3.2.

HN 5.4

in

Do not allow

Prepare a redevelopment plan for the hospital site to
ensure that the property continues to have a positive
stabilizing force on the surrounding neighborhood.
Follow a similar process for other neighborhood
anchors whose loss or continued decline
is inevitable.
Introduce small pocket parks in
neighborhoods that do not have such
amenities.

Enact a land lord registration or licensing
program. It is important for the City to be
able to contact owners of rental units
regarding code violations. Rentals with high
vacancy rates are creating more of a blighting Existing MRH and surrounding
influence than owner-occupied properties.
neighborhoods
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