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EXECUTIVE SUMMARY 
 
This revitalization study was developed as a follow-up to the Kenmore Boulevard Retail Market 
Analysis, completed in 2018.  The purpose of this study was to examine demand for specific 
restaurant types, explore liquor license options, and review property condition, suitability, and 
opportunities for revitalization on the Boulevard, arriving at a specific parcel-by-parcel list of 
recruitment and revitalization strategies which can be implemented by KNA. The work was 
done by KM Date Community Planning, in consultation with Alan Burge Architecture, an Akron 
firm with deep experience in storefront, restaurant and historic preservation design. 
 
The following are key findings of the strategy: 
 
Restaurant demand by type. For the purposes of the Kenmore Merchandising Plan, a 
conservative-to-moderate approach to demand analysis indicates support for one restaurant 
each in the fast casual, casual dining, coffee/bakery and ice cream categories. In addition, due 
to its potential success and the presence of a suitable space, a brewery/wine bar/craft beer bar 
will be explored. 
 
Expanding Liquor License Capacity. It is recommended that KNA pursue a combination of 
multiple options: most importantly, working with existing limits while developing a Community 
Entertainment District (CED).  The CED must be implemented strategically, working with the 
City and local authorities to ensure community education, and appropriate zoning and controls 
are in place; and timing the CED approval at the state to align with ready-to-go applications. 
Once the CED helps to jumpstart market strength on the Boulevard, additional 
investors/entrepreneurs may be found who can justify the cost of a liquor license on the 
secondary market.   
 
Property Condition. While Kenmore’s intact architectural street wall, and the large number of 
properties of brick construction, are seen as an asset, the majority of them will require 
substantial investment as part of any revitalization effort.   
 
Merchandising Plan for Kenmore Boulevard.  It is highly recommended to focus restaurant and 
retail activity in close proximity, at least initially, to create the critical mass of “vibrancy” that 
will drive the re-establishment of a customer market on Kenmore.  As the market strengthens, 
additional restaurants and retail uses may be warranted along the Boulevard. 
 
The merchandising strategy frames a scenario with focused revitalization activity on the 
western half of the study area, from 17th street to 13th street.  The five restaurant types are 
listed along with their potential locations.  Opportunities in this area include potential for 
creation of a gateway to the Boulevard at 17th, a rear alley outdoor dining area behind the 
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buildings on the northwest corner of 15th Street and Kenmore, additional retail spaces, 
potential event or theater space, renovation of Cozzoli Plaza, and potential new construction. 
 
Financing Redevelopment Projects.  The weak market typical of a legacy city is evident on 
Kenmore, with low retail, restaurant and apartment rents.  Meanwhile, construction costs are 
high, due to the high cost of labor and materials, which are more similar to other parts of the 
country; and due to the unknowns and additional costs associated with rehab construction.  A 
bank will only loan based on the income-producing potential of a property, since it is projected 
income which will repay the loan – limiting the mortgage equity available.  The result is an 
“equity gap” between the amount banks and investors will be willing to invest, and the amount 
needed to pay for construction.  This gap, typical of legacy city redevelopment, plays out in the 
scenarios illustrated here.  Public subsidies, in the form of tax credits, tax abatements, façade 
improvement grants, and land bank support for property acquisition, will make the difference 
in feasibility of the project.  In any case, the strength and capacity of project participants are 
critical factors of any redevelopment project. 
 
Action Steps 
The following is a list of action steps which may be taken by the Kenmore Neighborhood 
Alliance in revitalizing Kenmore Boulevard: 
 
Overall Retail and Restaurant Demand 
• Recruit additional retail including clothing and shoes, general merchandise, home 

furnishings, other retail, health/beauty, and sporting goods. 
• Continue to recruit additional venues generating evening activity on the Boulevard. 
• Recruit arts/support businesses to complement music industry 
• Recruit additional hobby/entertainment businesses to complement existing cluster 
• Recruit youth and family serving businesses 
• Maintain existing uses, or replace them if they should leave, especially in the hobby/arts, 

local music, dance/fitness, limited service restaurant, Dollar Store, business services, 
convenience, and local retail categories, to maintain existing clusters 

• Recruit one restaurant each in the casual dining, coffee/bakery, ice cream, fast casual, and 
brewery/wine bar/craft beer bar categories 

 
Merchandising Strategy 
• Recruit a casual dining restaurant (potential location at 995/997 Kenmore) 
• Recruit a coffee/bakery (potential location 975 Kenmore) 
• Recruit a fast casual restaurant (potential location 992 Kenmore) 
• Recruit a brewery/wine bar/craft beer bar (potential location 2200 15th Street) 
• Recruit an ice cream shop (potential location not determined; should be on the west half of 

the study area to enhance vibrant activity area) 
• Work with property owners in 997 through 1069 Kenmore (north side of the Boulevard) 

over time to consider uses which would benefit from outdoor dining/activity areas along 
the alley behind them 
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• Work with property owners at 956/952 and 1030/1028 Kenmore over time to consider 
potential and appropriate future uses, including possible new construction 

 
 
 
Kenmore Merchandising Strategy Map 

 
KM Date Community Planning, Burge Architecture 
 
• Work with property owners at Cozzoli Plaza, 1047 and 1069 Kenmore, and possibly adjacent 

land bank property, to recruit new uses which take advantage of freeway access and ready 
parking (possibly mainstream chain retail and/or restaurant); and to renovate and upgrade 
properties over time 

• Recruit additional retail on the eastern half of the study area (potential locations 937/939, 
911 and 915); see merchandising plan and overall retail list above for ideas 

• Work with property owners of 1009 Kenmore over time to ensure optimum beneficial use 
of auditorium space (potential uses include community theater, event center, and similar 
arts/community oriented uses) 

 
Liquor License Capacity 
• Recruit restaurants which do not need additional liquor license capacity in order to be 

successful, such as ice cream and coffee shops, micro-breweries, and small-scale beverage 
manufacturers or spirit distilleries with a retail component. In addition, D-1 licenses (beer 
only) are available and may be attractive to certain establishments. 

• Continue to provide a regular program of events which are eligible for temporary liquor 
permits. 

• Develop a 25-acre Community Entertainment District (CED) to provide 5 additional liquor 
licenses on the Boulevard.  Take advantage of the experience of neighborhood CDCs in 
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Cincinnati, Columbus, Cuyahoga Falls and elsewhere in Ohio in researching and exploring 
small-scale CEDs.  Strategic implementation of this initiative will be critical to ensure use by 
businesses that are a positive contribution to revitalization; see more information in the 
report with regard to zoning, timing, community education, and relationships with local 
authorities. 

• Work with existing and future entrepreneurs to support CREX transfers of liquor licenses 
from elsewhere to Kenmore Boulevard, as the market strengthens along the Boulevard and 
those with the capacity to afford them become interested. 

 
Additional Recommendations 
• Work with the City, Foundations, lenders, and other organizations to leverage equity and 

subsidy as needed to support continued redevelopment and renovation of historic 
properties 

• Even before businesses are recruited, work with investors to redevelop properties to the 
“white box” level so opportunities are ready to go when recruiting entrepreneurs to fill 
them. 
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INTRODUCTION 
	
Kenmore Boulevard is a revitalizing neighborhood in the southwest part of the City of Akron, 
Ohio.  As outlined in the Kenmore Boulevard Retail Market Analysis, completed in June of 2018, 
the neighborhood has many assets on which it can draw, including easy freeway access; a 
strong neighborhood/merchant working group; an almost continuous historic architectural 
street wall of mostly masonry construction; walkable community; many longtime residents of 
mixed income; strong existing businesses including thriving local music and hobby/arts clusters; 
and several neighborhood anchors including an existing shopping plaza, a new city/county 
library, and a longstanding youth activity center.  
 
Kenmore Neighborhood Location 
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A retail market evaluation was completed by KM Date Community Planning in June 2018.  That 
evaluation is documented in a separate report, titled Kenmore Retail Market Study.  The report 
investigated overall market conditions for local retail goods and services, dining, local music, 
and hobby/arts.  A summary of the key findings of that analysis is included in this report as a 
support to the strategy outlined here. 
 
The purpose of this Revitalization Strategy report is to further investigate specific questions 
related to revitalization implementation on Kenmore Boulevard that arose during the earlier 
study, and present a targeted strategy for attracting new business and redevelopment for 
specific buildings and spaces on Kenmore.   
 
Key elements of this more detailed analysis include: 
• Further evaluation of restaurants, identifying specific types of restaurants where demand 

justifies attracting them to Kenmore 
• Investigation and recommendations regarding increasing liquor license capacity on the 

Boulevard 
• Evaluation of property condition and identification of key target properties for 

redevelopment 
• A merchandising strategy which matches specific future uses to specific target properties 
• A prototype redevelopment case study, including a physical layout and development pro 

forma to illustrate the feasibility and subsidy needs related to historic preservation 
redevelopment in an urban neighborhood. 

• Conclusions and recommendations to create an action list for KNA’s economic development 
committee. 
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RETAIL MARKET RECOMMENDATIONS 
 
The following are synopses of conclusions drawn in the Kenmore Boulevard Retail Market 
Analysis, dated July 25, 2018.  That report includes explanatory data and caveats not detailed 
here, and should be referred to in making market and business decisions. While the 
restaurant/dining market was evaluated in more detail in the current study, the findings on 
general retail and other non-dining businesses as outlined below still stand and were used in 
developing the merchandising strategy. 
 
Kenmore Primary Local Market Area (PLMA) 

 
 
 
OVERALL RETAIL DEMAND 
• Categories of net demand in the neighborhood Primary Local Market Area (PLMA) include 

clothing and shoes ($3.4 million), general merchandise ($7.9 million), home furnishings 
($1.6 million), other retail ($.9 million), health/beauty ($.7 million), sporting goods ($.7 
million). 

• Areas of net oversupply include most consumer services, gas stations/convenience, grocery, 
and computer/electronics/phone.   

• Toy/craft/hobby and musical instruments are technically in oversupply but are in a special 
category due to their substantial existing regional draw. 

• Continue to recruit additional venues generating evening activity and traffic 



Kenmore  Boulevard Revitalization Strategy  
Final Report August 13, 2019 
KM Date Community Planning, LLC 

10  

• Recruit arts/support businesses to complement music industry 
• Recruit additional hobby/entertainment businesses to complement existing cluster 
• Recruit youth and family serving businesses 
 

FOCUSED RESTAURANT MARKET EVALUATION 
 
INTRODUCTION AND SUMMARY OF FINDINGS 
 
This is an outline of the methodology and results of the restaurant category drilldown for the 
Kenmore Boulevard revitalization strategy. The findings will be used to inform the retail 
strategy for the Kenmore Boulevard Core.  For this analysis, restaurants included bars and 
taverns; and included national chains, local/regional chains, and individually owned 
establishments.  Restaurants were categorized into several types as defined below.   
 
This analysis is more refined, and uses updated and more detailed data than the initial analysis 
done for the Kenmore retail market analysis in June of 2018, and should be considered to 
supercede the restaurant information in the earlier study.  One of the results of the use of 
better data is that a much longer list of existing restaurants was generated for the 10-minute 
drive zone.  This has resulted in a somewhat lower overall restaurant demand, while 
highlighting unmet demand for certain types of restaurants. 
 
Findings of the analysis can be summarized as follows: 
• Restaurant expenditures: Within the 10-minute drive zone, restaurant spending by 

residents is estimated at $129 million in 2019. Restaurant spending by workers is estimated 
at $224 to $324 million in 2019 (average $274 million).  

• Oversupplied:   Bars and Taverns, Quick service, Family Dining and Ethnic Dining (see 
definitions below) are oversupplied in the 10-minute drive zone in all assumptions 
categories:  high, moderate and low. 

• Moderate demand assumptions:  Moderate assumptions demonstrate demand for at least 
one store in each of the following categories:  casual dining, coffee/bakery, ice cream, and 
fast casual, with the possibility of support for one brewery/wine bar/craft beer bar. 

• High demand assumptions:  High expenditure assumptions demonstrate demand for 
moderate assumption categories, plus at least one restaurant in the ethnic dining and fine 
dining categories.  There is stronger demonstrated demand for a brewery/wine bar/craft 
beer bar. 

• Low demand assumptions:  The lowest, most conservative assumptions demonstrate 
demand only for coffee shops and ice cream. 
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Conclusions 
For the purposes of the Kenmore Merchandising Plan, a conservative to moderate approach will 
be taken, with one restaurant each in the fast casual, casual dining, coffee/bakery and ice 
cream categories. In addition, due to its potential success and the presence of a suitable space, 
a brewery/wine bar/craft beer bar will be explored. 
 
METHODOLOGY 
 
Steps in the methodology included the following: 
1) Demand expenditures. The demand for restaurant expenditures within a 10-minute 
drive zone of the Kenmore Core was estimated using respected data sources including ESRI, the 
US Census, the US Bureau of Labor Statistics, and the International Council of Shopping Centers 
(ICSC)(“US Census—Data,” n.d.)(US Bureau of Labor Statistics, 2017)(Urban Land Institute & 
International Council of Shopping Centers, 2008)(Niemira & Connolly, 2012) 
2) Demand analysis.  Demand in household expenditures was translated into number of 
restaurants of different types. Inputs to this translation included an inventory of restaurants in 
all of Summit County, categorized by restaurant type, prepared by KM Date Community 
Planning; and average annual expenditures per restaurant type as obtained from industry 
sources and team member experience in Northeast Ohio. 
3) Supply inventory. An inventory of all restaurants in the 10-minute drive zone was 
completed and verified, and each restaurant was categorized by type. 
4) Gap analysis.  Demand and supply, in number of stores, was compared to generate a 
range of possible needs for restaurant types. 
 
Definitions  
In the analysis, the following definitions were used to categorize restaurants.  Average size of 
each type are given in square footages later in the analysis.  An inventory of categorized 
restaurants is available for all of Summit County, and for the 10-minute drive zone. 
• Bars and Taverns.  Establishments with the on-premises sale of alcoholic beverages as the 

primary purpose; food may be incidental “bar food” or a limited menu; interiors tend to be 
dark and dominated by the bar, television screens and/or dance floor or other 
entertainment.  Examples include local “dive bars” and “sports bars”, and pubs and taverns 
such as Old 97. 

• Coffee/bakery. Over-the-counter sales emphasize coffee, tea, baked goods and related 
items.  May have limited prepackaged sandwiches, fruit, nuts, etc. Examples include 
Starbucks, Dunkin’ Donuts, and locally owned coffee or tea specialty shops. 

• Beverage/snack.  Limited selection of over-the-counter sale of beverage or snack items 
such as juice, smoothies, cookies, prepackaged frozen treats, or candy. 

• Ice cream.  Full service ice cream store serving scooped ice cream, sodas, milkshakes, and 
ice cream-based desserts. Examples include Ben and Jerry’s, Baskin and Robbins, and local 
specialty shops. 

• Brewery/wine bar/craft beer bar.  Higher-priced restaurants featuring specialty alcoholic 
beverages.  Most have a well-developed restaurant menu. Examples include BJ’s, Yard 
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House, Hofbrau Haus, and local specialty establishments such as Montrose Cigar and Wine 
Aficionado, and Hop Tree Brewing in Hudson. 

• Quick service.  Inexpensive over-the-counter food available eat-in and/or take-out.  Covers 
a wide range of subcategories including American, sandwiches and burgers, pizza, Chinese 
and other Asian fare; taco shops; falafel shops; food truck fare. All restaurants currently on 
Kenmore Boulevard fall into  this category. 

• Family dining.  Table service restaurants serving diner fare, traditional breakfasts, lunches, 
standard American food. Examples include Perkins, Denny’s, Bob Evans, and local diners. 

• Ethnic dining.  Table service restaurants serving moderate priced food from all corners of 
the globe, especially Italian (including table service pizza), Mexican, Chinese, Japanese, Thai, 
and European; vegetarian restaurants are also included. Many serve beer and wine. 

• Casual dining.  Table service restaurants with moderate to higher-moderate prices serving 
higher quality food of American origin, such as steakhouses, grills, and barbecues; and some 
pizza/Italian such as Olive Garden. Many, but not all, serve beer and wine. 

• Fast casual.  Over-the-counter sales of higher quality and fresh foods, sometimes from a 
chef-inspired menu.  Examples include Choo-Lah; Panera; Chipotle; local shops. Most do not 
serve beer or wine. 

• Fine dining.  Higher priced dining characterized by table service, table linens, chef-driven 
menus, reservations taken.  Some may have valet service.  Higher-priced selection of wine, 
beer and often cocktails. Examples include Moe’s Restaurant in Cuyahoga Falls. 

 
 
DEMAND INPUTS 
 
Demand Assumptions in the 10-minute Drive Zone 

 
Sources as Noted 
 
• Resident assumptions were analyzed using data from respected sources as noted. 
• Consumer price index over time was used to inflate past data to 2019. 
• Demand assumptions were analyzed in a high and low range for employees in the 10-

minute drive zone 

Item Amount - High Amount-Low Source
Total Population in the 10-minute drive zone 114,617                  114,617                  ESRI

Number of Households in the 10-minute drive zone 46,680                    46,680                    ESRI

Total Household Income in the 10-minute drive zone, 2019 $2.5 billion $2.5 billion ESRI

% of household income expended on restaurants 5.15% 5.15% US Consumer Expenditures Survey, 2017

Consumer Price Index, 2017-2019 1.03%/year 1.03%/year Bureau of Labor Statistics

Consumer Price Index, 2010-2019 1.15%/year 1.15%/year

Number of employees in 10-minute drive zone 90,000 72,000 ESRI business profile/community profile

% Higher Salaried Employees over $100K income 30% 15% ISCS 2012/LEHD 2-mile radius

% Medium Salaried Employees $35K-$100K 57% 30% ISCS 2012/LEHD 2-mile radius

% Low Salaried Employees below $35K 13% 55% ISCS 2012/LEHD 2-mile radius

High salaried employees, restaurant expenditures during work period, 2011 3,000$                    2,322$                    Team estimate/ICSC

Medium salaried employees, restaurant expenditures during work period, 2011 1,500$                    1,112$                    Team estimate/ICSC

Low-salaried employees, restaurant expenditures during work period, 2011 1,000$                    850$                       Team estimate/ICSC

TOTAL EXPENDITURE ON RESTAURANTS IN 10-MINUTE DRIVE ZONE 324,102,258$         224,299,129$         
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• High assumptions include a higher number of employees, and higher expenditures per 
employee; low assumptions take the lower range of these.  

• Resident assumptions remain the same for both high and low assumption sets. 
 
 
RESTAURANT CATEGORY ASSUMPTIONS 
 
The following assumptions were used in the analysis: 
 
Restaurant Category Assumptions 

 
 

• High demand assumptions assume 100% of available restaurant dollars will be spent in 
the 10-minute drive zone 

• Low demand assumptions assume a lower percentage of restaurant dollars will be spent 
in the 10-minute drive zone; see table – range is 30% (fine dining) to 75% 

• Total expenditures per category were proportioned using a weighted average based on 
annual sales per restaurant, and proportion of all restaurants by count in Summit 
County 

 
RESTAURANT SUPPLY IN THE 10-MINUTE DRIVE ZONE 
 
Restaurant supply was inventoried using Google maps data for the entire county, then clipping 
it to define the restaurant list in the 10-minute drive zone.  Each restaurant in the county was 
visited on the web using Yelp and the restaurant’s web site and menu to determine its 
category. 
 
Of note, the proportion of locally owned restaurants in the area is higher than might be 
expected.  In the 10-minute drive zone, excluding bars and taverns, about 34% of restaurants 
are national chains; 11% are local/regional chains; and 54% are individual locally-owned 

Subcategory

Proportion of all 
restaurants by 
count in Summit 
County

Average Annual 
Sales Per 
Restaurant, 
Assumed

Capture 
Rate, Low

Capture 
rate, High

Average 
SF/store, 
assumed

Bar/Tavern 23.72% 350,000$                75% 100% 2,000               
Beverage/Snack 0.22% 780,000$                75% 100% 1,400               
Brewery/Wine Bar/Craft Beer 1.52% 4,200,000$             60% 100% 2,500               
Casual Dining 7.18% 4,600,000$             60% 100% 7,500               
Coffee/Bakery 7.73% 1,000,000$             75% 100% 1,500               
Ethnic Dining 13.06% 3,600,000$             60% 100% 3,000               
Family Dining 8.38% 2,500,000$             60% 100% 5,000               
Fine Dining 2.29% 6,800,000$             30% 100% 12,000             
Fast Casual 3.26% 1,500,000$             75% 100% 3,000               
Ice Cream 3.92% 250,000$                75% 100% 1,000               
Quick Service 28.73% 1,475,000$             75% 100% 2,500               
Total 100.0%
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businesses.  In Summit County as a whole, the national chain proportion is higher, at 40%, with 
local/regional chains at 15%, and individual restaurants at 44%. 
 
Restaurant Supply in the 10-minute Drive Zone 

 
KM Date Community Planning, ESRI 
 
Category legend 

 

The 10-minute drive zone is designated by 
the purple line. 
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Restaurant Supply in the 10-minute Drive Zone 

 
KM Date Community Planning, Google Maps 
 
 
 
RESULTS OF THE NICHE MODEL 
 
Given the wide variation in data found on the number of employees in the 10-minute drive 
zone, and their likely expenditures, demand was estimated for both high and low scenarios.  
The strategy will take a conservative to moderate approach in locating restaurants on the 
Kenmore Boulevard Merchandising Plan. 
 
Restaurant Category Niche Analysis 

 
KM Date Community Planning 
 
• Results were calculated in total number of stores demanded (using assumptions above), 

less the restaurants existing in the 10-minute drive zone.  
• Results show that at the moderate level, demand is indicated for casual dining, 

coffee/bakery, ice cream, and fast casual restaurants.   

Category

Total 
Number of 
Restaurants

Percent of 
Total

Coolness 
Factor

National 
Chains

Local/Regional 
Chains Not a Chain

Bar/Tavern 52 31.52% 1 3 49
Brewery/Wine Bar/Craft Beer Bar 1 0.61% 1 1
Casual Dining 6 3.64% 1 5
Coffee/Bakery 6 3.64% 2 4
Ethnic Dining 18 10.91% 2 4 12
Family Dining 15 9.09% 2 15
Fast Casual 1 0.61% 1
Fine Dining 3 1.82% 1 2
Ice Cream 3 1.82% 1 2
Quick Service 58 35.15% 32 7 19
Beverages/Snacks 2 1.21% 2
Grand Total 165 100.00% 4 38 15 112

DEMAND SUPPLY  GAP

Subcategory

High 
Expenditure 
Range, 100% 
capture rate Supply in Stores

High Expenditure Range, 100% 
capture rate

Low 
Expenditure 
Range, 100% 
Capture Rate

High 
Expenditure 
Range, 75-60-
30% capture 
rate*

Low 
Expenditure 
Range, 75-
60-30% 
capture*

Bar/Tavern 41.0 52 -11.0 -23.6 -21.2 -30.7
Beverage/Snack 0.4 2 -1.6 -1.7 -1.4 -1.8
Brewery/Wine Bar/Craft Beer 2.6 1 1.6 0.8 0.6 0.1
Casual Dining 12.4 6 6.4 2.6 1.5 -0.8
Coffee/Bakery 13.4 6 7.4 3.2 3.9 0.9
Ethnic Dining 22.6 18 4.6 -2.4 -4.5 -8.6
Family Dining 14.5 15 -0.5 -5.0 -6.3 -9.0
Fine Dining 4.0 3 1.0 -0.3 -1.8 -2.2
Fast Casual 5.6 1 4.6 2.9 3.0 1.9
Ice Cream 6.8 3 3.8 1.7 1.8 0.5
Quick Service 49.6 58 -8.4 -23.6 -20.5 -32.2
TOTAL 173 165 7.8 -45.39 -45 -82
*See assumptions table for capture rates used per subcategory
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• At the higher end level, there may also be demand indicated for a brewery/wine bar/craft 
beer bar; and fine dining.  

• At the lowest level, demand is likely only indicated for coffee/bakery, and perhaps an ice 
cream store. 

• The net negative totals, except in the highest demand category, demonstrate an overall 
oversupply of bars/taverns and quick service restaurants. Selection in the remaining 
categories is more limited. 

• It should be noted that many of these restaurants are located on the edges of the 10-
minute drive zone, and are likely serving a much larger area outside that zone. 

 
Conclusions 
In conclusion, a moderate approach justifies location on Kenmore Boulevard of one restaurant 
each in the casual dining, coffee/bakery, ice cream, fast casual categories. Due to the presence 
of a suitable space, the lack of this category outside downtown Akron, and the strong role that 
vision, marketing and menu/brew/wine list play in the success of this category, a brewery/wine 
bar/craft beer bar will also be located in the merchandizing strategy.  
 

LIQUOR LICENSE RECOMMENDATIONS 
 
Introduction 
Obtaining a liquor license is key for restaurant owners to have the ability to attract patrons 
desiring to consume beer, wine or spirits with their meals. The sale of liquor can also be an 
important part of a restaurant or tavern’s business plan, bringing in patrons, increasing sales for 
each meal, and thereby expanding the opportunity for profit. For a startup restaurant, having a 
liquor license can make the difference between surviving the first difficult year, or not.   
 
In Ohio, liquor licenses are controlled by the Ohio Department of Commerce, Division of Liquor 
Control, and are allocated per capita for communities across the state.  As a result, many older 
communities such as Akron that are not growing have maximized their liquor license capacity 
with existing licenses.  Any new establishments must purchase needed licenses from existing 
license holders, at considerable cost, or find other solutions. This memorandum will outline the 
issues, and the options available, for addressing the need for more liquor licenses on Kenmore 
Boulevard, as the neighborhood revitalizes. 
 
Background 
Liquor licenses are classified into categories depending on the type of liquor consumed, and 
whether it is to be consumed on premises or taken out.  In particular, “D” type licenses are the 
most desirable as they provide a proprietor the license to sell wine, beer, or spirits for 
consumption onsite.  “C” licenses are for carry out only in their original containers.  Both “C” 
and “D” type licenses are limited according to quotas set by the Ohio Liquor Control Board, as 
described below.  Also of interest, however, are “A” licenses for manufacturers, which can be 
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used by microbreweries and wineries, even small scale operations. “A” licenses are not limited 
by quota.   
 
All types of licenses require an application and approval process which includes certification of 
applicant background, and notification of churches, schools and property owners in the vicinity 
of the applicant location.  Churches and schools within 500 feet of the property location have 
the ability to contest the granting of a liquor license through this process.  Licenses are tied to 
specific property locations, and applicants must own or lease the premises proposed for the 
license in order to apply (this discourages speculation).  
  
It should also be noted that most liquor licenses are granted for weekday and Saturday 
operations, until 1 am, and state laws limiting outdoor consumption apply, except for applicant 
properties’ private patios.  However, additional licenses can be obtained, at additional cost and 
scrutiny, for Sunday consumption, operations until 2:30 am, and public outdoor consumption.  
Temporary licenses may also be obtained for public festivals and events, both indoor and 
outdoor.  See Table 1 for a brief description of license classes. 
 
The primary resource for liquor license information in Ohio is the web site for the Ohio Liquor 
Control Board, which includes license and application information, and key citations from the 
Ohio Revised Code.(“Ohio Department Of Commerce | Division Of Liquor Control,” n.d.) 
 
Table 1 Relevant Liquor License Classes 

 
Ohio Dept of Commerce, Division of Liquor Control 
 
Status of Liquor Licenses on Kenmore Boulevard 
Table 2 summarizes a list of licenses currently issued on Kenmore Boulevard.  Table 3 lists the 
status of various license classes in the City of Akron, updated as of the date of this memo. As is 

Type Description
A Manufacturers
A1 Beer by producers of more than 31 mm gallons per year
A1A Beer/wine consumed on premises for A1 or A2 holder, until 2:30 am
A1c Beer for producers less than 31 mm gallons per year; includes on premises consumption
A2 Winery
A3 Manufacture, import and sell spirits and alcohol 
A3A Spirits by producers of less than 10,000 gallons per year, and sale to "personal consumers"
A4 Manufacture and sell prepared/bottled drinks
A5 Manufacturer of ice cream containing alcohol; may be consumed on premises

B Distributors

C Retail Carry Out Only
C1 Beer in original containers
C2 Wine and mixed beverages
C2X For all C2-only holders after 1982, allows beer sales

D Restaurants and Nightclubs
D1 Beer until 1 am
D2 Wine and mixed beverages until 1 am
D3 Spirits until 1 am
D3A Extends any permit until 2:30 am
D4 Clubs only, beer/spirits until 1 am
D5 Spirits/wine/beer until 1 am
D5A Hotels with more than 50 rooms
D5B Malls
D5J Community Entertainment District
D5L Community Revitalization District (rural areas only)
D6 Sunday Sales added to any permit
D7 Resorts
D8 Sale of tasting samples for consumption on premises, beer, wine, mixed beverages, not spirits
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true of most developed areas in Ohio, available liquor licenses in Akron are near capacity and 
are limited. Due to their high priority for restaurant operators, they are often bought and sold 
at premium prices in these areas.  Kenmore is likely to be no exception. The price of liquor 
licenses on the secondary market can be $20,000-$30,000.(Jason Chamlee, 2019) 
 
Table 2 Liquor Licenses on Kenmore Boulevard 

 
Ohio Dept of Commerce, Division of Liquor Control 
 
Table 3 City of Akron Liquor License Status as of May 16, 2019 

 
Ohio Division of Liquor Control 
 
As shown in Table 3, while there is some capacity in some classes (C1, C2, D1, D3, D3A, D4), in 
the most versatile class, D5, there is no capacity.  D2, wine, often sought by full service 
restaurants, has no capacity. This also limits the possibility for applicants to purchase separate 
D1, D2 and D3 licenses, effectively obtaining the same rights as a D5 license to sell all types of 
liquor. A liquor license is not important for a coffee shop or family restaurant, but will be highly 

Business Name Address License Type Year Issued
Akron Fuel Mart 737 Kenmore C1, C2 2016
Kenmore Sun Rise 1303 Kenmore Blvd C1, C2 2009
Rite Aid* 1047 Kenmore Blvd C1, C2 1988
Ciggy's Outlet 1029 Kenmore Blvd C2, C2X 2009
Circle K 901 Kenmore Blvd C2, C2X 2002
Just a Dream Entertainment (Rialto Theater) 1000 Kenmore Blvd D1, D2, D3 2015
Kenmore Eastern Bar and Grill 973 Kenmore Blvd D1, D2, D3, D3A 2005
Old 97 Café 1503 Kenmore Blvd D1, D2, D3 2010
Post 449 Firestone Memorial 1090-94 Kenmore Blvd D4 N/A
Bank Lounge 1078-80 Kenmore Blvd D5 2005
Karls Elbow Grill# 995 Kenmore Blvd D6 N/A
*Rite Aid is in safekeeping since 1/2019
# Karls Elbow Grill retains its license although it is closed

Class Ratio
Permit 
Quota

Permits 
Issued

Permits 
Available

Applications 
on File

C - Take Out in Original Containers
C1 1,000 198 161 37 10
C2 1000 198 178 20 11
D - Consumption on Premises
D1  Beer 2000 99 86 13 8
D2  Wine 2000 99 95 4 10
D3  Spirits 1500 132 108 24 3
D3A  Add-on to extend hours 0 0 66 178 5
D4  Clubs 2000 99 22 77 0
D5  Beer, Wine, Spirits 2000 99 89 10 10

Population:  197,846
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important for expansion of full-service restaurant, entertainment and music industry 
opportunities on the Boulevard. 
 
The restaurant market analysis drilldown prepared as part of this project indicates that there is 
capacity for at least one each of the following on Kenmore Boulevard: coffee shop, ice cream 
shop, fast casual, and casual dining.  Of these, both fast casual and casual dining restaurants will 
prefer or require liquor license capacity for beer and wine at least. An additional category of 
interest, micro-breweries and micro-distilleries, fall into the “A” license type category for 
manufacturers, which are not regulated by quotas. 
 
Options for Expanding Liquor License Capacity on Kenmore Boulevard 
 
The following is an outline of options for KNA to pursue as Kenmore revitalizes: 
 
1) Work within existing limits. There is much that can be done immediately, focusing on 
businesses and events that will fit within existing liquor license availability.  Coffee shops and 
ice cream shops can go ahead without needing licenses.  Some locally-owned casual restaurants 
may be able to work within a beer-only license (D1).  In addition, microbreweries operate under 
manufacturing licenses which do not have quotas.  Similarly, any type of business that fits 
within the “A” category – wine tasting, wine bar, production and sale of spirits such as whiskey -
- will not be limited by quotas.  Small-scale bottled beverage manufacturing with a retail 
component would also fit into this category. 
 
KNA and the neighborhood business association can strengthen the role of pop-ups and events 
which can qualify for temporary permits.  These can be offered as often as once a month by the 
same entity, within specified limits. A regular program of temporary events could go a long way 
toward enhancing the entertainment milieu of the Boulevard, but of course would not assist 
with the recruitment of restaurants whose market brand requires the serving of liquor. 
 
While “BYOB” (Bring Your Own Beverage) is a viable option in some states as a temporary or 
permanent liquor-with-meals solution, it is not an option in Ohio.  Liquor licenses are associated 
with a particular place, mapped as part of the application. Any liquor consumed in a public 
place outside of the license where it was purchased is considered to be in violation of Ohio’s 
“Open Container” laws, and prosecutable.  This of course does not apply to “private places” 
including private homes, and private events where only invitees may participate. (George Petre, 
2019) 
 
2) Acquire additional licenses on the secondary market. Entrepreneurs can always 
purchase additional licenses on the secondary market either within Akron, or via Economic 
Development Transfer (TREX) applications from locations outside Akron.  Entrepreneurs may 
also find an existing business for sale which has a liquor license, and apply to transfer the 
business location to Kenmore. These transfers require special application and review processes, 
including notification of nearby churches and schools, and City Council approval.  TREX transfers 
require that there is a transfer of business assets as well as the permit, and also require 
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certification by a person of authority (such as a Mayor) that the transfer is being done as part of 
an Economic Development Project (generating jobs and investment). License transfers can be 
expensive, due to their limited supply across the state, and high demand as communities 
revitalize.  There are attorneys in Ohio who specialize in locating and negotiating liquor license 
transfers. 
 
3) Develop a Community Entertainment District. A Community Entertainment District 
(CED) is a special district which is given additional liquor permit capacity in order to allow 
economic development of food and entertainment businesses in designated areas.   Akron has 
two existing Community Entertainment Districts (on the East and West sides of Downtown) and 
has just approved a third, 80 acres on the East End on the former Goodyear Property, now 
owned and developed by IRG.  Community Entertainment Districts must be at least 20 acres in 
size (including roads), and the application must be made by a property owner for their 
property, or for their property plus other properties.  The application must be approved by City 
Council, and then goes to the State for approval.  The complete process requires certification by 
surveyor that the area is at least 20 acres, and can take upwards of 120 days.  Once approved, 
an additional license, beyond the quota, of one per five acres in the CED is allowed.  
 
Community Entertainment Districts were originally created to provide developers an option for 
liquor licenses for larger new developments, without exhausting liquor license capacity in a city.  
However, since 2012, CEDs have increasingly been part of a local neighborhood’s “playbook” to 
support revitalization of urban main streets.  An interview with Jason Chamlee, President of the 
Pleasant Ridge CDC in Cincinnati, indicates that most of Cincinnati’s neighborhood 
organizations now have a CED. (Jason Chamlee, 2019) 
 
While Pleasant Ridge is a residential neighborhood with only a small 3-block commercial main 
street, and no intention of attracting “night life”, the liquor license was critical to strengthening 
the viability of a threatened existing ethnic restaurant.  The cost of a license on the secondary 
market was out of their financial range, and banks will not always provide loans for liquor 
licenses. Residents desired additional restaurants, and creating a Community Entertainment 
District was seen as a way to ensure restaurant success. The original 25 acres, with 5 licenses, 
have since been expanded by incorporating an adjacent golf course, with a total of 15 licenses 
available, which are “about half subscribed”.  In addition to restaurants, they have found over 
time that licenses are facilitating a wide range of business activity, such as a coffee shop that 
can serve wine in the evenings; a play café - kids play, moms have a glass of wine; a 
wine/cheese bar. 
 
Educating residents about what the CED could do was a big piece of getting their application 
approved by the City.  PRCDC launched an education campaign with local residents so everyone 
understood that zoning and license approval processes with the state would help to control 
who/what could happen. 
 
Additional Advice from Mr. Chamlee: 
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• All that is required is that the applicant have standing through ownership of at least one 
property. 

• The PRCDC CED was originally only 25 acres, created in 2012, with 5 licenses available; they 
added an adjacent golf course over time. It is now is up to 75 acres, with 15 licenses, which 
are half subscribed.  

• The 20 acres included two churches, a school and several houses, and the road right-of-way 
– there is no prohibition against including adjacent properties. 

• Cost to PRCDC was about $500 for the survey plus $1500 for the fee to the City 
• Once the CED is created, they don't have control over who applies, but they did prepare 

applications so they would be ready to go upon creation of CED; adding more acreage has 
helped 

• They count on zoning to help control who can/cannot come into the district; they have only 
once opposed a liquor license application by a "bad actor", police had notified them and 
joined with them to reject application 

• Liquor licenses themselves are not enough to attract investment; the CDC MUST have 
"ready" white box properties that are code compliant, up to date, and ready for investment.  
In retrospect they could have waited on the CED until there were more properties ready to 
take advantage of the licenses.(Jason Chamlee, 2019) 

 
In an Ohio Liquor Control Board interview, it was noted that there are small-sized CEDs with 
four or five licenses in several neighborhoods in both Columbus and Cincinnati.  Those cities 
would be the best resources for more information; the Ohio Board does not maintain a list of 
CEDs in Ohio.(Kelly Ables, 2019) 
 
It is conceivable that Kenmore Boulevard, with its longstanding and burgeoning arts and music 
scene, could justify a new Community Entertainment District.  As shown below, there appear to 
be about 23-25 acres along Kenmore Boulevard between 11th and 19th Street. 
 
As a note of caution, once liquor licenses are available through a CED, anyone can apply for 
them.  It is important that community applicants be strategic in planning for a CED to ensure 
that desirable businesses obtain the licenses: 
 
1) Ensure that prior to a CED being implemented, zoning is in place which provides 
protections on the kinds of businesses which can be approved 
2) Establish communication lines with local police, city authorities and the liquor control 
board to ensure that applications from “bad actors” are contested 
3) Have entrepreneur-ready “white box” properties prior to implementation of the CED 
4) Work with property owners about desirable businesses and keep lines of 
communication open 
5) Prior to implementation of the CED, have several business liquor license applications 
ready to go as soon as the CED is approved 
6) Educate the public about the importance of the CED in revitalizing Kenmore, their role in 
approving the CED, and in protesting “bad actors” at the zoning and application stages 
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Possible CED Boundary – 23 acres 

 
KM Date Community Planning, ESRI 
 
Conclusion 
It is recommended that KNA pursue a combination of all options outlined above: most 
importantly, working with existing limits while strategically pursuing a Community 
Entertainment District.  Once the CED helps to jumpstart market strength on the Boulevard, 
additional investors/entrepreneurs may be found who can justify the cost of a liquor license on 
the secondary market.   
 

PROPERTY ON KENMORE 
 
The study area for the revitalization strategy project focused on the seven blocks of Kenmore 
Boulevard from 10th street to 17th street.  Some adjacent properties, across 10th and 17th, as 
well as across the alley to the north, were also included due to potential opportunities.  
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Current Property Uses on Kenmore 

 
Alan Burge Architecture 
 
Current property uses on Kenmore were mapped and inventoried.  Current vacant properties 
(as of February 2019) are shown in lime green on the map.  In addition to vacant properties, 
properties which have potential for future uses in support of Kenmore’s revitalization as a 
dining/arts/music hub were identified.  In particular, target properties were identified which 
center on the west end of the study area.  Target properties are further discussed under the 
Merchandising section later in this report.  
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Summary of Retail Space Use in Study Area 

 
 
Of 69 first-floor nonresidential spaces in the study area, 29% are currently vacant, representing 
23% of the first floor square footage available.  This number has risen substantially since the 
former Rite Aid at Cazzoli Plaza, and the adjacent medical building, were vacated. 
  

Category Count

% of 
Retail 

Spaces

Sum of 
First Floor 

SF

% of Total 
Square 

Feet
Auto Repair 1 1% 1,092          1%
Bar/Tavern 1 1% 1,788          1%
Business 2 3% 7,012          4%
Community Association 5 7% 20,827        12%
Dental Services 2 3% 2,322          1%
Entertainment Venue 2 3% 5,018          3%
Finance/Insurance 2 3% 2,800          2%
Fitness/Dance/Yoga/Martial Arts 1 1% 1,728          1%
Gas Station/Convenience 2 3% 6,630          4%
General Merchandise 1 1% 10,000        6%
Hardware/Garden 1 1% 2,250          1%
Hobby/Toy/Craft 3 4% 6,884          4%
Home appliances 1 1% 2,461          1%
Home Furnishings 2 3% 4,742          3%
Medical Technology Prodcuts + Service 1 1% 3,480          2%
Musical Instruments 2 3% 3,866          2%
Photography services 1 1% 1,272          1%
Real Estate Services 1 1% 1,408          1%
Recording Studio 2 3% 4,704          3%
Rental Services 2 3% 10,820        6%
Restaurant Limited Service 3 4% 9,882          6%
Salon/Barber 2 3% 1,052          1%
Service- Locksmith 1 1% 632             0.4%
Spiritual Goods/Services 1 1% 2,461          1%
Storefront Church 1 1% 6,500          4%
Tattoo Services 1 1% 2,070          1%
Tax/Accounting 1 1% 820             0%
Tobacco/E-Tobacco 1 1% 1,800          1%
Used Merchandise 1 1% 2,070          1%
Vacant 20 29% 38,561        23%
Computer/Phone 1 1% 748             0.4%
Gallery 1 1% 2,304          1%
Total 69 100% 170,004      100%
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Property Condition Ranking on Kenmore Boulevard 

 
Burge Architecture 
 
All properties on Kenmore within the study area were reviewed and ranked as to exterior 
condition, as shown in the property condition map.  Properties were ranked from Good to Fair 
to Poor, noted in the legend. Of 58 commercial properties in the study area, 70% are in fair, 
fair-to-poor, or poor condition, requiring substantial rehabilitation.  30% are in good or good-
to-fair condition, requiring only superficial repair, or rehabilitation of individual systems (such 
as front entry or siding.)  Properties in the “Poor” category may warrant cost-benefit analysis to 
determine whether it may be appropriate to replace them with new construction over time.  A 
full detailed property-by-property inventory is available in digital form. 
 
Commercial Property Condition Summary 

 
Burge Architecture, KM Date 
 

Category
Number of 
Properties %

Good 12 21%
Good/Fair 5 9%
Fair 28 48%
Fair/Poor 3 5%
Poor 10 17%
Total 58 100%
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Exterior condition can be interpreted as a proxy for the likely condition and maintenance status 
of property interiors.  Actual interior condition was not reviewed for the majority of properties 
in the study area.  Interior review was limited to properties identified as potential target area 
properties.  Interior condition was taken into account in more detail in the merchandising plan 
for individual target properties, as outlined in the next section. 
 
Conclusion 
While Kenmore’s intact architectural street wall, and the large number of properties of brick 
construction, are seen as an asset, the majority of them will require substantial investment as 
part of the revitalization effort.   
 

MERCHANDISING STRATEGY 
 
This section includes a summary of market demand for Kenmore Boulevard, and makes 
recommendations building by building for properties of interest on the Boulevard.  Please refer 
to the Kenmore Target Area Map (also available separately in digital form) which details vacant 
store space locations and properties of interest, discussed below. Specific properties were 
targeted due to their availability, suitability for specific uses, and location.  
 
Kenmore Target Area Map 

 
Burge Architecture 
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Kenmore Merchandising Map 

 
KM Date Community Planning, Alan Burge Architecture 
 
Restaurant Uses  
As noted in the restaurant evaluation section earlier in this report, a moderate market 
approach justifies location on Kenmore of one restaurant each in the casual dining, 
coffee/bakery, ice cream, and fast casual categories. Due to the presence of a suitable space, 
the lack of this category outside downtown Akron, and the strong role that vision, marketing 
and menu/brew/wine list play in the success of this category (beyond simple market demand), 
a brewery/wine bar/craft beer bar will also be located in the merchandising strategy.  
 
The following are appropriate uses for target properties noted on the Target Properties Map.  
As other properties become available, it will be important to consider their location and 
proximity to proposed restaurants in determining appropriate uses.   
 
All properties. It is critical to emphasize that for all target properties, investors should be found 
to restore properties to the point where they are an attractive “white shell” with up-to-date, 
code compliant HVAC, bathrooms/plumbing, accessibility, wiring, and exterior and interior 
condition, which can then be tailored by entrepreneurs to meet their business needs.  The 
combination of a “ready property” with available liquor licenses will make for an attractive 
environment for business investment.  
 
Of note, a Historic District designation for Kenmore Boulevard is pending, and is expected to be 
approved as of September 2019.  This will increase the investment appetite for restoration of 
buildings, as these projects will be eligible for federal and state Historic Preservation Tax 
Credits. 
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2200 15th Street.  This building is currently occupied and underutilized, but could be available 
long term. It presents an opportunity, with its included property, for a microbrewery and/or 
microdistillery. 
 
1009, 1003, 999 Kenmore.  These properties are currently occupied.  They have valuable rear 
areas on the alley, which when combined with the 2200 and 997 properties, offer the 
opportunity to create a vibrant night-time outdoor dining spot.  Owners can be encouraged to 
be creative in considering future uses for their properties which will enhance this environment. 
In particular, the Masonic Temple property (1009 Kenmore) is noted as having potential for a 
special use such as a community theater or party center, due to its construction with a large 
open assembly space on the main floor. 
 
997 Kenmore.  This property should be a focus for a fast casual or casual restaurant, or ice 
cream store, which can take advantage of rear patio use adjacent to the microbrewery. Its long 
and narrow layout lends itself to a diner-themed use.  See attached case study prepared by the 
strategy team for renovation and investment analysis. 
 
975 Kenmore.  This property is currently owned by KNA and is undergoing investment to create 
a coffee shop.  Such a business could be enhanced with the availability of a liquor license. Ice 
cream service could widen its customer base.  An example in Cincinnati indicates that co-
location of liquor service and family-friendly service such as ice cream can be accomplished.  Its 
location close to daily uses such as the hair salon, dance school, music and repair stores, hobby 
shops, etc make it a great location for drop-in coffee shop use.  
 
1030 Kenmore.  The 1030 property is currently occupied by the property owner and operated 
as a hydroponics business. The existing building is in poor condition. Due to its excellent 
location and visibility, it plays a potential role in acting as the gateway to the Kenmore District.  
A restaurant, possibly with mixed uses upstairs (office/apartments), would be an appropriate 
long-term use. Its excellent location could attract an investor interested in new construction, 
especially once a market is re-established on the Boulevard. Such an investor would likely be a 
national or regional chain which could strengthen the diversity of offerings on the Boulevard. 
 
1028 Kenmore, and adjacent lot.  This property is currently vacant and in fair to poor condition.  
It will require extensive renovation.  It has a history on Kenmore Boulevard, but its façade has 
been altered by coverings, now deteriorated, which make it difficult to discern its potential 
longterm value.  It is also adjacent to, and co-owned, with a vacant lot.  If its historic value is 
seen as substantial enough to justify the renovation expense, the two together present an 
opportunity for a small restaurant or café, or other retail which could take advantage of the 
open lot as outdoor market space or dining.  It could also in the long term be combined with 
the open lot and the 1030 property for a larger site on which to locate new construction. 
 
1047 Kenmore.  This is the former Rite Aid store, which is currently vacant.  It, along with its 
Cozzoli Plaza neighbors, continue to be excellent locations for affordable limited service food, 
general merchandise, and convenience goods. A drug store in the Rite Aid location would be 
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ideal. These uses are supported by the market study, and all require immediately adjacent 
parking, which is provided at this location.  This building could also be a good location for a 
national chain restaurant, with extensive renovation, or other national chain retail use. 
 
Ideally as the market is established in Kenmore, the entire Cozzoli property would undergo a 
major renovation to increase its value and appeal to a wider range of customers. The existing 
stores play a role in making affordable goods available on the Boulevard, and attracting traffic, 
and would benefit from such a renovation.  In the long run, adjacent land bank property to the 
west may be added to expand its offerings.  
 
956 and 952 Kenmore, and two adjacent lots.  This pair of buildings is currently used for 
temporary events.  They are in fair to poor condition and will require extensive renovation.  
Their location adjacent to two open lots present the opportunity for restaurant or retail with 
outdoor dining/market/pocket park space, or the four lots could be combined together for new 
construction.   
 
939/937 Kenmore.  This property has a good location at the end of a block, but it is a distance 
away from the target area.  It may take time for market energy to reach this location – although 
several nearby thriving businesses that serve regional customers are here. With 
adjacent/nearby retail uses including First Glance, rental, appliances, and the Dragon’s Mantle, 
for the short term it would be a good location for non-restaurant uses supporting the 
arts/hobby, local retail, or regional retail uses. Appropriate market-supported categories 
include health/beauty, home furnishings, used merchandise, gifts/novelties, and 
clothing/shoes. Businesses serving youth, families, women and arts would work, such as a craft 
store or do-it-yourself pottery studio. Others may be appropriate if they are missing on the 
street, such as laundry/dry cleaning, pet stores, or banks. These ideas also apply to other retail 
that becomes available in this area.  
 
Conclusions: 
It is highly recommended to focus restaurant and retail activity in close proximity, at least 
initially, to create the critical mass of “vibrancy” that will drive the re-establishment of a 
customer market on Kenmore. As the market strengthens, additional restaurants and retail uses 
may be warranted along the Boulevard. 
 
The merchandising strategy frames a scenario with focused revitalization activity on the west 
end of the study area, from 17th street to 13th street.  Opportunities in this area include potential 
for creation of a gateway to the Boulevard at 17th, a rear alley outdoor dining area behind the 
buildings on the northwest corner of 15th Street and Kenmore, additional retail spaces, potential 
event or theater space, renovation of Cozzoli Plaza, and potential new construction. 
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PROTOTYPE DEVELOPMENT EVALUATION 
 
Introduction 
The following pages contain an outline of two possible scenarios for redevelopment of a typical 
historic building on Kenmore Boulevard, in the revitalization target area.  This is a concept-level 
analysis, intended to illustrate the possible parameters and their outcomes, and highlight the 
issues in redevelopment of historic properties on urban main streets in legacy cities.  It 
identifies possible sources for subsidies, possible ranges of costs, and possible investment 
analysis inputs and rates of return. 
 
This is a concept-level analysis, based on the assumptions shown and their sources. There is no 
assertion made about its potential implementation in the marketplace.  The level of detail 
provided is much less than would be considered by an owner, investor, or development entity 
prior to making an investment.  Any party considering investment or starting a business must 
do its own due diligence with regard to assumptions, costs, revenues and subsidies, market 
demand, and market conditions. In addition, as we note in all of our revitalization strategies, 
there are many factors that go into development and entrepreneurial success, including market 
readiness, investor knowledge and understanding of the market, materials and labor costs; and 
entrepreneur experience, capitalization, management expertise, and vision.   No assertion is 
made in this study about the success of any business or investment suggested. 
 
Scenarios 
This analysis examines two potential scenarios:  White Box Retail, and White Box Restaurant on 
the main floor.  Both scenarios assume two apartments would be renovated on the second 
floor, and a basement storage area would be cleaned and readied for use. Both assume the 
development cost involved in acquiring the property, conducting demolition and an allowance 
for lead/hazard abatement, basic renovations to the building exterior, and bringing plumbing, 
HVAC, and wiring up to code.  The “White Box Retail” option includes preparing basic finishes, 
and one bathroom.  The “White Box Restaurant” option assumes basic finishes, two bathrooms, 
and upgraded plumbing/HVAC/wiring to accommodate restaurant equipment.  Both scenarios 
assume the entrepreneur would provide all final finishes, fixtures, equipment, and furniture 
appropriate to their enterprise.  Both scenarios include full renovation and buildout of the two 
apartments upstairs, including basic finishes and kitchen appliances. 
 
A potential concept-level layout for a restaurant is shown in the 997 Kenmore Concept Plan. 
The space’s long and narrow configuration could lend itself to a diner-type layout. While this is 
an example for a specific space, it is also intended as a prototype to illustrate financial 
feasibility issues related to redevelopment of historic properties on Kenmore. 
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997 Kenmore Concept Plan 

  
Alan Burge Architecture 
 
The analysis is outlined in the following three tables: 
1) List of assumptions for both scenarios 
2) Pro forma summary for White Box Retail over a 10-year period 
3) Pro forma summary for White Box Restaurant over a 10-year period 
 
 
Discussion 
Based on the following analysis, development cost is expected to be in the range of $450,000 to 
$600,000, depending on use.  This assumes an $11,000 acquisition cost due to land bank 
purchase.  An allowable mortgage, at 65% loan-to-value, would be in the range of $250-300,000 
depending on use, based on a present value around $380-450,000.  This would leave an equity 
gap around $215-290,000, which would need to be made up by investors and/or subsidies. 
 
Rents are assumed to range from $8/square foot per year to $12/Square foot per year for the 
restaurant, with an additional $3.50/square foot per year for “Triple Net” reimbursements 
(insurance, property tax, maintenance). A typical year net operating income could be in the 
range of $30-35,000 per year, with debt service around $20-25,000, leaving a net cash flow of 
$8,000-$10,000 per year. This assumes city 100% tax abatement for the residential portion of 
the property through the 10-year holding period.  
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Using a net present value approach, if the entire equity gap is made up by an investor without 
additional subsidy, the investment return would be negative, and the project would not be 
viable. 
 
Federal and state historic preservation tax credits, discounted 15%, and a city façade 
improvement grant of $15,000, make a substantial improvement in the investment scenario.  
Possible annual returns (for a greatly reduced equity amount) for the 10-year holding period, 
under the assumptions on the attached tables, range from 14% for the restaurant scenario to 
19% for the retail scenario.  The difference reflects the increased cost of restaurant 
construction. 
 
It should be noted that this project would be considered a high-risk investment.  Potential 
investors may wish to see much higher rates of return to accommodate this risk; they may also 
choose pro forma assumptions which are much more conservative than the assumptions 
utilized here. 
 
Conclusion 
The weak market typical of a legacy city is evident on Kenmore, with retail, restaurant and 
apartment rents on the low side.  Meanwhile, construction costs are high, due to the high cost 
of labor and materials, which are more similar to other parts of the country; and due to the 
unknowns and additional costs associated with rehab construction.  A bank will only loan based 
on the income-producing potential of a property, since it is projected income which will repay 
the loan – limiting the mortgage equity available.  The result is an “equity gap” between the 
amount banks and investors will be willing to invest, and the amount needed to pay for 
construction.  This gap, typical of legacy city redevelopment, plays out in the scenarios 
illustrated here.  Public subsidies, in the form of tax credits, tax abatements, façade 
improvement grants, and land bank support for property acquisition, make the difference in 
feasibility of the project.   
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Assumptions, Financial Feasibility Scenarios 

 
KM Date Community Planning 
  

Item Quantity Comments
Building/Site Characteristics
Total Retail/Restaurant Square Feet 1,425          Per Burge Associates
Total Residential Square Feet 1,425          Per Burge Associates
Total Storage Square Feet (basement) 1,000          Assumption
Total Rear Yard Square Feet 2,200          Per County Auditor
Total number residential units 2
Each residential unit, Square Feet 713
Acquisition Costs
Building and Land, Market Value $20,000 Per County Auditor
Building and Land, Outstanding Taxes $40,000 Per County Auditor
Building and Land, Land Bank Purchase $10,000 Per KNA
Acquisition Soft Costs 10% % for attorney fees, etc
Total Acquisition Costs $11,000 assumes land bank purchase
Construction Costs
Demolition, per SF cost $10
Lead/Hazard abatement, lump sum 10,000$      Allowance - Lump Sum

White Box Retail, construction per SF $80
Building and space up to code, clean and dry; 1 bath, basic 
HVAC/power/plumbing; tenant provides interior finishes and furnishings

White Box Restaurant, construction per SF $150
Building and space up to code for restaurant, clean and dry; 2 baths; upgraded 
HVAC/power/plumbing; tenant provides interior finishes, equipment, furnishings

Storage space, construction per SF $10 Clean, repair, paint
Apartments, construction per SF $125 2 kitchens, 2 baths, up to code, basic finishes and appliances
Site costs, construction per SF $8 back yard pavement/landscaping
Construction Soft Costs 10% Design, attorney, permits, etc
Construction Contingency 10% For "who knows what" 
Total Construction Costs, White Box Retail $452,970 Hard + Soft Costs + Contingency
Total Construction Costs, White Box Restaurant $572,670 Hard + Soft Costs + Contingency
Rents  and rental costs
Monthly rent per square foot, residential $1.10 Assumed: utilities paid directly by all tenants
Monthly rent per apartment $784 Excludes utilities
Annual rent per square foot, white box retail $8.00 Assumed: utilities paid directly by all tenants
Annual rent per square foot, white box restaurant $12.00 Assumed: utilities paid directly by all tenants
Annual NNN costs, retail/restaurant 3.50$          Property tax/insurance/maintenance reimbursement to owner
Monthly rent and NNN, white box retail 1,449$        Excludes utilities
Monthly rent and NNN, restaurant 1,924$        Excludes utilities
Operations Costs
Property Tax, per square foot $1.00 Based on average of 997, 1000, 1047 Kenmore 2018
Insurance/Maintenance, per square foot 2.50$          Allowance based on developer input
Utilities, per square foot 1.50$          Paid by owner for vacant property only
Market Assumptions
Bank's cap rate, used to value property at sale 8% Used to value property for mortgage

Bank's discount rate 9%
Used to value net operating incomes over hold period; figures into property 
value for mortgage calculation

Bank's maximum loan to value ratio 65% High risk property
Mortgage interest rate 5.50%
Mortgage years 20
Property hold period, years 10 Assumed sale in year 11 (typical bank assumption for valuing property)
Inflation rate for expenses 0.018
Rent appreciation rate 3%
Vacancy rate - apartments -- one apartment, 3 months vacant every 2 years
Vacancy rate - retail/restaurant -- 6 months vacant every 5 years
Subsidies
Value of Land Bank Sale 50,000$      (Auditor's market value + outstanding taxes) - land bank sale price

City residential tax abatement 14,250$      
Total over 10 years of property hold, 100% abatement, residential portion only 
(half of SF)

Façade improvement grant 15,000$      Could be up to $30,000 
Federal Historic Tax Credit 20% On qualified rehabilitation expenses (QRE's)
State Historic Tax Credit 25% On qualified rehabilitation expenses (QRE's)
Historic Tax Credit Discount 15% Assumption $.85 on the dollar
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Pro Forma Summary, White Box Retail 
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Item Amount Comments

WHITE BOX RETAIL

Building and space up to code, clean and dry; 1 
bath, basic HVAC/power/plumbing; tenant provides 
interior finishes and furnishings

Typical Year (Year 4)
Total revenues 42,779$      
Total Expenses 13,624$      
Net Operating Income 29,155$      
Annual Debt Service 20,852$      
Leveraged Cash Flow (NOI after debt service) 8,303$        

Mortgage Calculation
Net Operating Income, Sale Year 11 $42,350
Present Value of Net Operating Income, Sale year 11 $16,412
Year 11 Capitalized Sale Value no Commission $529,374
Present Value of Sale $205,150
Sum of Present Value NOI's $178,221
Total Present Value of Property $383,371
Allowable mortgage based on LTV ratio $249,191
Development Cost $463,970
GAP: Cost - Loan $214,779

Investment Analysis
Net Sale Value no Commission $529,374
Less Principal Outstanding on Loan $157,176
Leveraged sale $372,198
Present Value of Leveraged Sale $144,239
Sum of Present Value Leveraged NOI (after debt service) $44,399
Total Leveraged Present Value $188,638
Investment Needed $214,779
Investor's annual rate of return over 10 years - without 
subsidy -1.2%

Note this assumes Land Bank Purchase and Tax 
Abatement included

Additional Subsidies:
Note Land Bank Purchase and Tax Abatement are 
included in the year-by-year analysis

Federal Historic Tax Credit $60,097
State Historic Tax Credit $75,121
Façade improvement grant $15,000
Investment needed after subsidies $64,560
Investor's annual rate of return over 10 years - with 
subsidy 19%
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Pro Forma Summary, White Box Restaurant 
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Item Amount Comments

WHITE BOX RESTAURANT

Building and space up to code for restaurant, clean 
and dry; 2 baths; upgraded HVAC/power/plumbing; 
tenant provides interior finishes, equipment, 
furnishings

Typical Year (Year 4)
Total revenues 49,195$      
Total Expenses 13,944$      
Net Operating Income 35,250$      
Annual Debt Service 24,818$      
Leveraged Cash Flow (NOI after debt service) 10,432$      

Mortgage Calculation
Net Operating Income, Sale Year 11 $49,846
Present Value of Net Operating Income, Sale year 11 $19,317
Year 11 Capitalized Sale Value no Commission $623,069
Present Value of Sale $241,460
Sum of Present Value NOI's $214,831
Total Present Value of Property $456,291
Allowable mortgage based on LTV ratio $296,589
Development Cost $583,670
GAP: Cost - Loan $287,081

Investment Analysis
Net Sale Value no Commission $623,069
Less Principal Outstanding on Loan $187,072
Leveraged sale $435,998
Present Value of Leveraged Sale $168,963
Sum of Present Value Leveraged NOI (after debt service) $55,555
Total Leveraged Present Value $224,519
Investment Needed $287,081

Investor's annual rate of return over 10 years - without 
subsidy -2%

Note this assumes Land Bank Purchase and Tax 
Abatement included

Additional Subsidies: $0
Note Land Bank Purchase and Tax Abatement are 
included in the year-by-year analysis

Federal Historic Tax Credit $78,750
State Historic Tax Credit $98,438
Façade improvement grant $15,000
Investment needed after subsidies $94,892
Investor's annual rate of return over 10 years - with 
subsidy 14%
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CONCLUSIONS AND RECOMMENDATIONS 
 
General conclusions are included in italics at the end of each section of this report.  The 
following is a list of recommendations which may be used as action items by Kenmore 
Neighborhood Alliance, in particular by their Economic Vitality Committee. 
 
Overall Retail and Restaurant Demand 
• Recruit additional retail including clothing and shoes, general merchandise, home 

furnishings, other retail, health/beauty, and sporting goods. 
• Continue to recruit additional evening venues 
• Recruit arts/support businesses to complement music industry 
• Recruit additional hobby/entertainment businesses to complement existing cluster 
• Recruit youth and family serving businesses 
• Maintain existing uses, or replace them if they should leave, especially in the hobby/arts, 

local music, dance/fitness, limited service restaurant, Dollar Store, business services, 
convenience, and local retail categories, to maintain existing clusters 

• Recruit one restaurant each in the casual dining, coffee/bakery, ice cream, fast casual, and 
brewery/wine bar/craft beer bar categories 

 
Merchandising Strategy 
• Recruit a casual dining restaurant (potential location at 995/997 Kenmore) 
• Recruit a coffee/bakery (potential location 975 Kenmore) 
• Recruit a fast casual restaurant (potential location 992 Kenmore) 
• Recruit a brewery/wine bar/craft beer bar (potential location 2200 15th Street) 
• Recruit an ice cream shop (potential location not determined; should be on the west half of 

the study area to enhance vibrant activity area) 
• Work with property owners in 997 through 1069 Kenmore (north side of the Boulevard) 

over time to consider uses which would benefit from outdoor dining/activity areas along 
the alley behind them 

• Work with property owners at 956/952 and 1030/1028 Kenmore over time to consider 
potential and appropriate future uses, including possible new construction 

• Work with property owners at Cozzoli Plaza, 1047 and 1069 Kenmore, and possibly adjacent 
land bank property, to recruit new uses which take advantage of freeway access and ready 
parking (possibly mainstream chain retail and/or restaurant); and to renovate and upgrade 
properties over time 

• Recruit additional retail on the eastern half of the study area (potential location 937/939, 
and 911/915); see overall retail list above for ideas 

• Work with property owners of 1009 Kenmore over time to ensure optimum beneficial use 
of auditorium space (potential uses include community theater, event center, and similar 
arts/community oriented uses) 
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Liquor License Capacity 
• Recruit restaurants which do not need additional liquor license capacity in order to be 

successful, such as ice cream and coffee shops, micro-breweries, and small-scale beverage 
manufacturers or spirit distilleries with a retail component. In addition, D-1 licenses (beer 
only) are available and may be attractive to certain establishments. 

• Continue to provide a regular program of events which are eligible for temporary liquor 
permits. 

• Develop a 25-acre Community Entertainment District (CED) to provide 5 additional liquor 
licenses on the Boulevard.  Take advantage of the experience of neighborhood CDCs in 
Cincinnati, Columbus, Cuyahoga Falls, and others in researching and exploring small-scale 
CEDs.  Be strategic in implementing the CED through appropriate zoning, timing, and 
relationship-building with local authorities. 

• Work with existing and future entrepreneurs to support CREX transfers of liquor licenses 
from elsewhere to Kenmore Boulevard, as the market strengthens along the Boulevard and 
those with the capacity to afford them become interested. 

 
Additional Recommendations 
• Work with the City, Foundations, lenders, and other organizations to leverage equity and 

subsidy as needed to support continued redevelopment and renovation of historic 
properties.  One such recent example is the Rubber City Match Program, a project of the 
Summit County Development Finance Authority, which provides low-interest loans to small 
businesses in a revolving loan format. 

• Even before businesses are recruited, work with investors to redevelop properties to the 
“white box” level so opportunities are ready to go when recruiting entrepreneurs to fill 
them. 

CAVEATS AND LIMITATIONS 
 
The market and pro forma analysis included herein are based on a set of assumptions as 
outlined.  A change in those assumptions could lead to very different results.  The data on 
which the analysis is based, while obtained from respected sources, is only as good as the 
margins of error involved in its collection. We strive to use the best data available, but budget 
and logistical constraints are also important and may limit the specificity of the data available.  
We chose the most specific data available to us within an appropriate budget for the project. 
 
It should be noted that the restaurant business is highly competitive.   There are many factors 
that determine the ultimate success of a business in this industry, and a positive market 
analysis is only one of them.  Entrepreneur vision and understanding of their target market, 
capitalization, business acumen, and management capabilities, and overall economic forces are 
among the other factors that are critical to success.  This analysis does not claim to predict the 
success or failure of any business.  Its purpose is to inform marketing and revitalization strategy 
in the redevelopment of Kenmore Boulevard.  Furthermore, a new restaurant can have 
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competitive advantage over existing restaurants due to factors such as location, design, 
attractive menu and pricing, and “coolness factor”.  It is highly recommended that individual 
businesses explore the market for their proposals based on their vision and in-depth knowledge 
of their business and competitors. 
 
As noted in the Kenmore Boulevard Retail Market Analysis, this market analysis is not intended 
to predict the success or failure of any business, retail or restaurant.  In addition to 
demonstrated demand, a successful enterprise will have an entrepreneur with a strong and 
creative vision, solid capitalization, an aggressive marketing plan, and business/management 
expertise. 
 
This analysis is intended to indicate possible opportunities calling for exploration by Kenmore 
Neighborhood Alliance in their economic development efforts. It is not intended for use by any 
other entity for any other purpose. 
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APPENDICES 
The following supporting documents are available as separate digital documents. 
• Enlarged versions of all maps 
• Detailed inventory of properties and first-floor businesses in the study area 
• List of restaurants by type in Summit County 
• Detailed development prototype pro formas 
• Additional research on possible rents and lease rates 
 


