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Tallmadge 2017 Planning Framework
A Compendium of the 1997 and the 2017 Comprehensive Plan Updates
Approved by ________ on ________
To Our Residents and Businesses:
This 2017 Comprehensive Plan is an update of our 1997 Comprehensive Plan. Both of these
documents continue to have relevance and will play roles in guiding policy, regulatory, and
administrative decisions by both the public and private interests.\\
The 2017 update has concentrated on: recent changes in trends –locally and in the region; current
over-arching planning themes; and providing updated policies and action steps for selected focus
areas - concentrating on those areas in which the pattern of future development is not clear.
Conversely, many elements in the 1997 Plan were not addressed or updated and continue to be
relevant today, particularly with respect to:
• Historical context;
• Background data such as natural features, existing land use, utilities, longer-term 		
housing and demographic trends;
• Community wide goals and policies; and
• Area policies not addressed in 2017.
If there is a conflict between the two documents, it is generally envisioned that the statements
in the 2017 document will govern. Given, however, that these are fluid policy guidelines, not
regulations, it is reasonable for City officials to have further discussions, when necessary, to
resolve conflicting policies or action steps.
CITY OF TALLMADGE
David G. Kline,
Mayor
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Introduction

INTRODUCTION
T H E U P D AT E
The most recent comprehensive plan was
completed in 1997. Since a plan is a blueprint for
the future and guides both public and private
decisions it is appropriate to periodically reassess
the fundamental principles and recommendations
in the plan to assure it reflects the current needs
and aspirations of the City and provides guidance
for private sector decisions as well.

THE REVIEW
This Plan Update has included assessing the
regional and local trends as well as noting changes
in the City’s development patterns and the critical
community needs and issues that should be
addressed. Additionally, two existing documents
provide important guidance in formulating this Plan
Update:
1997 Master Plan: A comprehensive review of the
1997 Plan was undertaken to assess its policies and
implementation strategies and understand the
extent to which each item:
■■

Remains valid

■■

Has been implemented

■■

Should continue to be implemented (if it
has not yet been implemented);

■■

Should be revised; or

■■

Whether the item should be, or continues
to require continuing attention by the
City.

The 2013 Community Survey: To identify current
issues and the community’s priorities that should
be addressed in this Plan update, the hopes and
aspirations expressed by the community in the
2013 Community Survey were reviewed. While the
complete survey is available at City Hall, a summary
of the key findings are that:
■■

Most respondents (77%) say that
maintaining Tallmadge’s “quiet safe
neighborhoods” is their first or second
priority; slightly more than half (54%)
said the school system. (Totals more
than 100% since two responses are
included in these percentages.)
1. Stricter Code enforcement of vacant
lots, abandoned homes, temporary
signs, etc. (88%),
2. Greater
(73%)

city

beautification

efforts

3. Cultural and recreational offerings, and
(73-85% varies depending on activity
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surveyed)
4. Expansion of the hike and bike trail
(70%) and;
5. Stricter sign regulations (50%),
■■

The respondents are concerned about
the number of apartments (76%) and the
possibility of smaller homes (65%).

WHAT TALLMADGE WANTS...
65% of residents are satisfied with
Tallmadge as it is

Within this context, the community
supports these enhancements...
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Introduction
The development patterns in the City, for the
most part, remain unchanged and no adjustments
are likely in the future. Therefore, this Update
concentrates on:
■■

Key focus areas in the City within which
the future development pattern needs
further evaluation; and

■■

Community facilities and “quality of life”
considerations that affect the entire
city.

This Comprehensive Plan is being organized as an
update to the 1997 Plan and includes the following
elements:
1.

A Summary of Existing Conditions and
Trends;

2.

A summary of emerging themes to
guide the policies and implementation
measures;

3.

An Assessment and recommendations
for the Seven (7) Focus Areas – six (6)
geographic locations and city-wide
policies for Parks and Recreation and strategies to achieve the City’s
aspirations; and

4.

A short and long term implementation
plan.

In formulating this Plan Update the following work
steps have been completed:
1.

Compiled updated existing conditions
and trends;

2.

Conducted a review and analysis of
relevant regional and local data and
trends including census data, property
tax records, traffic volumes, industrial
development and trends in rail usage;

3.

Held individual and group meetings
with key stakeholders and community
meetings related to the key focus areas;

4.

Completed a comprehensive review
of the 1997 Comprehensive Plan to
compare accomplishments since 1997,
the current validity of the policies and
strategies, and those items that warrant
reassessment;

5.

Analyzed relevant sections of the
Tallmadge Zoning Code;

6.

Evaluated the residential development
trends since 1990 compared to the
assessment and assumptions in the 1997
Plan;

7.

Reviewed
recent
recreation
improvements, including the Metroparks
investment north of the County Fair
Grounds and the Tallmadge Hike & Bike
Trail;

8.

Prepared, for consideration, a list of
emerging themes that might guide the
specific policies and implementation
measures; and

9.

Prepared draft development policies
and strategies, herein – both city-wide
and for the focus areas.
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PART I : THE PLANNING FRAMEWORK
EXISTING CONDITIONS
AND TRENDS
An understanding of current patterns of
development and both regional and local trends is
needed in order to determine those elements of the
1997 Plan that should be re-evaluated.

DEMOGRAPHICS
According to the Census, Tallmadge, from 1990
to 2010 has had steady growth in both population
(17%) and housing (30%) (1990 was the most
recent census when the 1997 Plan was completed),
Specifically, since 1990 the City’s population
has increased by approximately 2,667 which
translate into 1,717 new dwelling units in 20 years
– an average of 85 per year. Demographic changes
that are occurring nationwide, such as an aging
population, families having children later in life, and
more people choosing to live alone, are impacting
housing demand.
Like many communities, since 1960 Tallmadge is
older (average age 45) due primarily to declines in
the number of children and the number of persons
between the ages of 25 and 44 - which is the age
cohort most contributing to the school enrollment.
Conversely, there have been increases in the
number of residents 55 years and older. Nearly one
third (32.2%) of all households in Tallmadge include
at least one person who is 65 years or older – while

at the county and state level, the proportion of the
population over 65 is only 25%.

Chart 1.1

Tallmadge has maintained a higher percentage
of families (70.2%) – couples living together with
children - than Summit Co (63.3%) and Ohio (65%),
a higher percentage of husband-wife families
(55.5%) than Summit Co (45.3%) and Ohio (47.2%),
and a lower percentage of single-person households
(25.5%) compared to Summit Co (30%) and the state
(28.9%). The median household income is $54,529
which is 13% above the State median of $48,246;

Households over 65
Tallmadge....32% Ohio....25%
Summit County....25%
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US.... 27%

TALLMADGE IS AGING
Percent Of Population Over 55
Tallmadge......34% Ohio.....28%
Summit County....29% US...... 25%
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HOUSING

Table 1.1 Trends in Age Distribution 1990-2010
Age Group

1990

2000

Number(1) Percent

Percent

Number

Percent

24 and less

5,040

33.9

5,014

30.6

5,092

29.0

25-34

1,707

11.5

1,526

9.3

1,559

8.9

35-54

4,000

26.9

5,226

31.9

4,915

28.0

55-64

1,983

13.3

1,668

10.2

2,557

14.6

65 plus

2,140

14.4

2,956

18.0

3,414

19.5

Total

14,870

Median Age
(1)

Number

2010

16,390

17,537

41

45

For 1990 the age distribution falls into different “brackets” than for 2000 and 2010. Therefore, the number in each age category, with
the exception of 65 plus, has been proportioned to match the 2000 and 2010 age groups.
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Of the approximately 7,413 housing units in 2010,
nearly 75% are single-family detached, while
another 9% are single-family attached. Tallmadge
has a high home-ownership rate (78%), compared to
the State average of 68%. The median house value
is $159,100. Newer homes being built are generally
substantially larger than the existing older homes.

LAND USE
According to the 1997 Plan, the City had
approximately 1,800 acres of vacant land. Most
of that land (1,228 acres 68%) was zoned single
family residential; 280 acres (15%) were zoned
industrial. Based on development assumptions
on the vacant residential land (1,228 acres) an
additional 2,750 dwelling units were expected at
“build-out” – that’s full development of all vacant
land, essentially, occurring at the current zoning
allowances. The dwellings constructed since 1997
are estimated to have utilized 350 acres or 29% of
the vacant residential land. Furthermore, some
residential development has occurred on land that
was not included in the “vacant land” inventory. For
example, Hilltop Terrace (1999) and the Crossings
condominium project (~2003) are zoned R-3 and
have attached units at a higher density than the
2 units per acre permitted, without much open
space. Conversely, vacant residential land has been
offset since, in 2007, over 285 acres zoned R-1 were
transferred from the County to the Metroparks. In
the 1997 Plan, approximately 196 acres of this area
was projected to be developed for residential use,
with 428 additional dwelling units which is now no
longer available for development. As indicated in
Table 1.2, when the remaining 875 vacant residential
acres the City are fully developed the population of
Tallmadge will only be slightly greater than what
was anticipated in 1997.
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Table 1.2 Residential Build-out Comparison Between 1997 and 2016
(See also Table 1.3)

1997
Plan
PDA

ZONING

Residential Build-Out
Estimate – Based on
1997 Plan
Tot Res Dwelling
Acres
Units

Acres
Developed
Residential
1997- 2014

Residential Build-Out
Estimate - 2016
Tot Res
Acres
Available

Dwelling
Units

0
100.2
115.4
19.9
43.9
106.6
277.0
663.0

0
218
251
43
96
232
603
1444.0

60.8
62.6
0
123.4

132
136
0
269

15.4
22.6
0
0
6.4
34
78.4

42
62
0
0
17
93
213

10.5
10.5
875.3

23
23
1,949(b)

A
1
2
3
4
5
7
8

R-1
R-1
R-1
R-1
R-1
R-1
R-1

196.4
100.2
115.4
19.9
43.9
139.1
277.0
891.9

428
218
251
43
96
303
603
1943

196.4

16
17
24

R-2
R-2
R-2

88.8
62.6
26.5
177.9

193
136
58
387

28.0

23
25
9
10
12
13

R-3
R-3
R-3
R-3
R-3
R-3

15.4
22.6
51.8
18.1
6.4
34.0
148.2

42
62
141
49
17
93
404

26

R-2

10.5
10.5
1,228.5

23
23
2,756(a)

32.5

B

26.5

C

51.8
18.1

D.

Total Residential

353.3

(a) Of the dwelling units projected, 1,717 were estimated to have been developed between 1990 and 2010
(b) Using the same estimates that were in the 1997 Plan applied to the remaining 875 acres of vacant residential land

Older industrial areas were developed during a time
when railroad access was important. A portion
of the old Conrail railroad line, now owned by
the Metro RTA, has been converted to the 3-mile
Freedom Trail between Southwest Avenue and N.
Munroe Road. Much of the trail is heavily wooded.
There is very little vacant commercial (retail and
office) land. Moreover, the developed commercial
areas are older facilities and are encountering
continuously increasing competition from newer
facilities nearby that might be viewed as better
meeting the contemporary retail and office
needs of the users and the customers in the areas
surrounding Tallmadge. Therefore, considerable
attention must be given by Tallmadge to work with
property owners to address the obsolescence by
evaluating whether there are any regulatory and
investment barriers that might be impeding the
restoration of commercial buildings and sites from
being as competitive as possible in the local and
regional market.
A similar concern applies to older industrial buildings
as well; particularly those buildings constructed
earlier than the mid-1970’s that do not have the
ceiling heights, column spacing or loading facilities
that are generally expected today to meet current
market requirements. These older buildings may not
reflect what is being primarily demanded in today’s
market place and, as a result, are experiencing
increasing levels of obsolescence. Like retail and
office developments, the general location criteria
for industrial facilities has also been changing
over the last several decades as these facilities are
concentrating in fewer select locations. Map 1.2
illustrates the more significant concentrations of
industrial, office and retail developments within a
10-mile radius that are competing with Tallmadge
for the same market share.
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Table 1.3 Dwelling Units Estimated at “Build-out”
(Comparison between 1997 Plan and 2014 Estimate)
1997
2016 Estimate
Plan
1990
5,696
5,696
2010
7,413
7,413
Additional DU’s
Projected
1,039
1,949
Total DU’s at Build8,453
9,362
out
Estimated Build-out
Population(a)
20,134
22, 410
(a)

Adding to the current population 2.5 people per unit for the
additional units forecast to be
built
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FOCUS GROUPS
PUBLIC FORUMS

AND

The community was invited to be engaged in this
process as this Plan Update has been formulated
in order for the City to understand aspirations and
concerns from several community perspectives.
To this end individual meetings and focus group
sessions were held with key stakeholders in several
of the Focus Areas and at five (5) Public Forums
held in 2015. At each forum the six (6) themes that
were formulated to guide the development of the
Plan – summarized in the box, below, and explained
more fully in the following Part II - were presented.
During these sessions there were no expressed
comments objecting to the plan proceeding on this
fundamental basis.
Within this context the following additional
comments – expressed by several in attendance were offered:
■■

■■

■■

There should be greater and continuing
attention to code enforcement,
property maintenance, and design
standards.

»»Permitting residential In Tallmadge
Circle;
»»Creating opportunities for true mixeduse opportunities – residential, retail
and offices – all on the same site.
■■

Provide greater community connectivity
among facilities, particularly for
pedestrians and bikers.

■■

Promote greater sharing parks with the
schools.

Any comments made at these forums more
related to specific sites or locations may have been
addressed in the policy and strategies for each of
the Focus Areas.

KEY ASPIRATIONS...

		

Concern was expressed regarding the
quality of the commercial development
particularly along West Avenue and
Brittain Road. To overcome these
deficiencies the City should use incentive
“tools” it may have available to increase
potential investment in these areas.
The City should consider a greater
mix of uses being permitted to more
fully respond to ever changing market
demands and interests such as:
o Permitting residential in the older
homes even in the commercial
districts;
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■■

Maintain high quality residential
areas

■■

Continue an attention to quality
and character

■■

Continue to focus on economic
development

■■

Provide complementary - necessary
and discretionary - public facilities

■■

Continue to be environmental
stewards

■■

Ensure older
competitive

buildings

remain
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PART II : “OVER-ARCHING” PLANNING THEMES
In summary, the evaluation of the foregoing
background information – demographic and
housing trends, the regional and local economic
trends, land use patterns, levels of investment in
various locations, the community’s preferences,
etc. suggest that the overarching “planning
themes” that will frame the detailed policies and
implementation strategies include:
1. That the pattern of development is
essentially established – particularly the
boundaries between single family and nonsingle family areas- and will remain for the most
part unchanged. There are, however, some
exceptions where the future land use pattern
needs further evaluation:
■■ The most notable exception is along
Southeast Ave. both north and south
of I-76 (See Focus Area 4).
■■ There are some isolated sites where
development under the current
zoning may be unreasonable and/or
infeasible particularly in “mixed-use”
and mixed zoning locations.
■■ At the boundaries of contrasting land
uses and/or zoning districts there is
the potential for land use conflicts.
This Plan Update identifies some of
these locations and the measures that
should be implemented to minimize
these conflicts.

2. Recognize the importance of advancing
economic development while preserving the
City’s small town characteristics by:
■■ Maintaining the prevailing housing
types and densities;
■■ Providing housing to meet
demographic requirements; and.

all

■■ Fulfilling the community services
aspirations of all residents to the extent
practicable.
3. Reconcile the desire for low-density residential
development, which may be in tension with
what current zoning permits; shifting market
demand because of changing demographics;
and site/location characteristics that may not
reasonably or economically permit continuation
of the desired lower density. Changes in land
use patterns over the years create this common
tension between community objectives and
the rights of property owners. This dynamic
requires continuous evaluation of both land use
policies and zoning practices. This is precisely,
one of the issues this plan update is intended to
address.
4. Maximize
efforts
to
maintain
the
competitiveness of existing buildings –
commercial, and industrial alike, or facilitating
redevelopment – as the City typically does for
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SUMMARY OF GUIDING PRINCIPLES
Based on the foregoing, the fundamental
Goals for the City as it looks ahead are to:
1. Achieve stable community growth
balancing the needs of residents and
economic development by:
■■ Establishing
housing
opportunities for all segments of
the population.
■■ Maintaining and enhancing the
small community character of
Tallmadge and the full range
of required and discretionary
services the residents expect.
■■ Continuting to advance Tallmadge
as a sub-regional commercial
center and increase the City’s nonresidential tax base and minimize
the tax burden on residents.
2. Preserve the City’s historical heritage
and re-establish Tallmadge Circle as an
architectural and cultural focal point.
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the development of vacant land. This being of
paramount importance to increase the City’s
non-residential tax base and minimize the
tax burden on the City’s residents and assure
stabilization of the condition and maintenance
of these buildings.
5.

Preserve and enhance the City’s quality and
character, such as: the City’s historical heritage;
streetscape and landscaping; the design of
buildings and the site plans, buffering between
contrasting land uses. This could include more
substantial screening, i.e. parking/building
setbacks and landscaping principles. Currently,
no parking setbacks are required and the
maximum height of vegetation is three (3) feet.  
The application of new zoning standards, such
as permitted in the Residential R-6 district,
could provide the flexibility in site design and
the arrangement of the dwellings away from
adjacent contrasting uses.

6.

Be environmental stewards with respect to –
slopes, flood plains, riparian corridors, purchase
of storm sensitive vacant land – and identify
and prioritize sensitive environmental areas
that should be preserved or conserved. The City
should cooperate and encourage the donation
of such lands to conservation organizations for
proper land management.

7.

Revise the zoning code to reflect the City’s
goals and policies by incorporating more
contemporary standards such as but not
limited to: use adjustments, landscaping and
buffering, parking requirements, allowances for
reasonable development flexibility which may
be warranted to achieve the City’s objectives,
etc.
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PART III : FOCUS AREA EVALUATIONS
AREA 1
B R I T TA I N R O A D - E A S T
SIDE
Why it’s a Focus Area:
This area has a wide mix of older and newer
commercial facilities with a “lower than normal”
level of investment in recent years. The critical need
is for the City to develop policies and strategies
that improve property maintenance, increase
investment opportunities and provide buffering
between the Brittain Road properties and the east.

Existing Conditions/
Characteristics Considerations:
This area is the western border of Tallmadge,
abutting Akron. The first 200 feet of the property
depth on the east side of Brittain is in Akron which
limits Tallmadge’s ability to influence the uses or
the development character along the frontage.
The west side, in Akron is substantially developed
and zoned for retail uses. As a result of these
conditions, it is often the community’s perception
that this corridor – even the portion in Tallmadge
- is more related to Akron than Tallmadge. Further
contributing to this perception is the dramatic
topographic demarcation between Brittain Road,

which provides long views to the east, and the lower
elevations along Thomas Road to the east. Much of
the vacant land is on the steeper slopes and/or is
impacted by environmental constraints.
The northern portion of the corridor is across from
Chapel Hill Mall (in Akron) which continues to have
tenants close, resulting in increasing vacancies and
exhibiting high levels of neglect. These trends can
have a direct, and negative, impact on the Brittain
Road corridor.
Single family residential and multi-family
developments (up to 6 stories) are scattered along
the corridor on both sides of Brittain Road. This
older commercial corridor has location, building,
and site obsolescence typically associated with
this type and age of development. Most of the
commercial buildings are on smaller lots with little
or no cohesiveness or relationship to other uses on
the corridor. Moreover, compared to Howe Road
and West Avenue, the two nearest commercial
corridors, Brittain Road is a minor arterial. As a
result, and given the increased amount of new retail
on Howe Road, Brittain Road is not the preferred
retail location and is further impacted by the supply
of retail that exceeds the local demand.
Residential adjoining the parcels to the east is a mix
of large single-family lots (narrow, but deep) and
two higher density developments (Saxon Village
two-story garden apartments c. 1979 and Hilltop
Terrace single-family 2-units attached c. 2006).
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Midway Plaza – at southeast corner with West
Avenue is more than 50% vacant and the buildings
are generally abandoned. The old retail frontage
is oriented westerly to Brittain Road, away from
Tallmadge.
Tallmadge and the buildings sit at a lower elevation
than the street.
The Tallmadge portion of the corridor is mostly
zoned in the C-3 General Commercial which permits
a range of commercial and office uses. While
no minimum lot size is required, lots must be a
minimum of 50 feet wide. The existing single-family
and multi-family structures fronting on Brittain
are nonconforming uses. Accordingly, the drivethrough and self-storage facilities are not currently
permitted uses. A few, small, isolated parcels are in
the C-4 Automotive Oriented Commercial District.
Thomas Road is zoned R-3, Single Family District
(minimum 16,000 sq. ft. lot; 100 ft. width) which
permits PRD’s as a conditional use.

2014 Daily Traffic Volumes
HOWE ROAD... 11,100
WEST AVENUE...15,240
BRITTAIN ROAD....12,030
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POLICIES & STRATEGIES:

1.

Permit light, clean industrial uses on
the land with frontage on Brittain Road as
an option to offer additional development
flexibility. This policy to recognizes the
areas need to have attractive investment
and be attractive, without needing to be
cohesive or have a strong interrelationship
among adjacent or nearby properties.
Small industrial uses don’t rely on the
synergy of adjacent uses to be successful
and don’t generate significant traffic
from large trucks. Applying this option,
as a conditional use, provides the City
some discretionary latitude to assure the
quality of the use and investment.

2.

Foster Street front cleanup - as
advocated in the 1997 Comprehensive
Plan – along both public and private
properties. Since the Brittain frontage
is not controlled by Tallmadge, Akron
may not be a willing partner on these
endeavors, therefore, this might not be a
priority for Tallmadge.

NEXT STEPS TO CONSIDER:
1. Amend the C-3 and C-4 Zoning to add
small clean industrial as a conditional use.
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AREA 2
W E S T AV E N U E
Why it’s a Focus Area:
This area also has a wide mix of older and newer
commercial and industrial facilities with an uneven
level of investment in recent years. This corridor,
as well as the industrial park on the south side of
West Avenue has been the City’s primary economic
development area prior to the Brimfield Township
annexation area and JEDD. Currently, the greatest
nearby competition for commercial investment
is the Howe Road corridor and the Brimfield
commercial area to the east. The City should
continue to develop policies and strategies that
maximize investment opportunities in this area and
take steps to assure that the existing facilities will
continue to compete in the regional market.

Existing Conditions/
Characteristics Considerations:
West Avenue has the second highest traffic volume
in the City (behind I-76) and is the City’s primary
east-west corridor between Akron and Tallmadge
Circle.
West Avenue has a mixture of commercial and
industrial uses interspersed along the corridor
and, in recent years, a mixed level of investment.
While recent investment has been high, it has
been primarily in the center of the corridor; at the
west end Midway Plaza is substantially vacant and
deteriorating. This perception of uneven quality
could be a hindrance to any property owner wishing
to make investment in his/her property. Building
setbacks are uneven – some buildings are located
close to the street while others are set far back from

the street with large expanses of pavement in front
yards. Significant new investment has included
several new and used car dealerships and the Martin
Wheel industrial expansion.
The frontage parcels are generally deep, with
vacant land between commercial/industrial
development (along West Avenue) and residential
development to the north. On some of these vacant
parcels, recent interest in higher density residential
(including senior housing) has been expressed. New
residential development could provide a transition
and buffer between the commercial uses on West
Avenue and the existing single-family residential to
the north. Vacant land around/adjacent to the circle
provides opportunity for infill development in the
location where the market, in this general vicinity, is
strongest. (See also Area 6:Tallmadge Circle).
Most of the corridor is in the C-4 automotive zoning
district which permits a variety of commercial uses.
The district has no minimum lot size and a minimum
lot width of only 50 ft. There is some C-3 zoning
at both the west and east (Tallmadge Circle) ends
which permits a variety of office and retail including
restaurants and fast-food uses. A substantial
industrial zoned area is behind the West Avenue
south side frontage. This industrial area has very
little visibility and narrow access from West Avenue.
A focus group meeting with West Avenue
stakeholders strongly supported a more uniform
approach by the city to enforce codes and exterior
property maintenance and assure quality building
and site design.
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POLICIES & STRATEGIES:

1.

Devote City’s resources – regulatory,
financial,
and
administrative
–
collaboratively with existing and/
or future property owners to target
investment in six (6) strategic locations
(See Maps 3.3 and 3.4):

■■ Between Martin Wheel and Park Ford
(Area A)
■■ Between Park Ford and Novus Clinic
(B)
■■ The “triangle area” northwest of
Tallmadge Circle (C)
■■ The Petiti Garden Center site if they
were to consider moving (D)
■■ The Rocco Property (E)
■■ The Giant Eagle site (F)
These sites have been identified because
of their location and size offering the
best chance to reinforce the new level
of investment occurring along West
Avenue and further stimulating additional
investment in adjacent and nearby
locations.

2.

Promote improved streetscape,
landscape corridors, and gateway
entrances. This is most critical since this
corridor is the major commercial front
door entry into the City.

3.

Add the option for light industrial
uses on the south side of West
Avenue in those locations – possibly
between the City Park and east of
Thomas. This is intended to be a
new “Limited Industrial District”
confined to assembly, fabrication and
manufacturing uses operating primarily
indoors. Manufacturing primarily from
raw materials would be prohibited.
Outdoor storage and displays would be
limited and carefully screened. (See also
Area 4- Southeast.) This District would
be an added development option with
the existing zoning districts continuing
to be applicable in this area.

4.

Provide improved “front door”
access from West Avenue directly to the
industrial area to the south.

5.
6.

Consider branding the industrial area/
district with entry signs.
Evaluate required building setbacks
– particularly side and rear adjacent
to residential. Buildings should be
permitted and encouraged, but not
required, to be closer to the street.

7.

Add buffering (parking) setbacks
to foster long term improvements to
this important corridor. Improvements
along these lines, however, only
become apparent in the long run when
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reinvestment on the property occurs.

8.

Evaluate the merits of reducing the
required parking for non-residential
uses recognizing that such reductions
will: better meet the realistic business
needs, increase the amount of building
(i.e. investment) and/or increase the
potential for additional green space on
the property.

9.

Create
design
and
character
distinctions
between
“traveling
along the corridor” and “entering the
Circle.” This distinction is created by
emphasizing, along the corridor, the
quality and character of both the street
frontage and the front portions of these
properties – particularly: landscaping;
signs; and the quality of the building
design, particularly the exterior building
materials. Along the corridor, managing
the scale (building size) and architectural
style of the buildings is less important.
In contrast, when entering the Circle,
marked by the western edge of the of
the Design Control Overlay District,
development quality should also focus
on: placing the parking behind the
buildings; the scale and architectural
style of the buildings; and achieving a
unified look, throughout the Circle, with
cohesive landscaping and signs on both
public and private property.
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AREA 3

NEXT STEPS TO CONSIDER:
1. Amend the zoning to permit a wider range
of uses along the corridor by either expanding
the uses permitted in the district or adding light
industrial zoning in some locations (to permit
office retail and industrial uses).

THE NORTH END “COUNTY” PROPERTY

2. Adopt more comprehensive development
standards – i.e. landscaping/streetscape,
buffering between contrasting uses, parking
setbacks, building design guidelines, etc. (For
example: the current C-3 district requires a
50-foot front setback and prohibits parking
in the required front yard, yet it appears this
regulation is not enforced and questionable
whether it is necessary or appropriate.)

Why it’s a Focus Area:
This area has been designated a “focus area”
because of the regional significance and influence of
the vast amount of publicly owned land. Therefore,
the purpose of including this area is to evaluate and
determine if: (1) the land is used most effectively;
(2) whether there are steps that might be taken
to reduce burdens on the City’s services; and, (3)
explore ways to increase public revenue to the City.

3. Foster public and private streetscape
improvements and private property landscape
enhancements.

Existing Conditions/
Characteristics Considerations:

4. Improve access and branding identity to the
Industrial Area south of West Ave.

Metroparks of Summit County has assumed
ownership of 285 acres since 2007 which is now
dedicated as parkland with a new walking trail just
north of the fairgrounds. Munroe Falls owns 28
acres along South River Road and Summit County
the “fairgrounds” (108 acres). Most of the land in
the area is zoned R-1 Single Family residential which
requires a 20,000 sq. ft. lot size. A broad range of
public uses including those that exist in the area are
conditionally permitted in this district.
Summit County is obligated to host the annual
County Fair but is not obligated to own the land
and, additionally, leases the land and facilities to a
variety of groups during the year.
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POLICIES & STRATEGIES:
The underlying City objectives are to work with
the county to manage the impact of current uses
and minimize the impact on Tallmadge residents.
It should be explored with the County whether
one or more of the following will help:

POLICIES & STRATEGIES:
The underlying City objectives are to work with
the county to manage the impact of current uses
and minimize the impact on Tallmadge residents.
It should be explored with the County whether
one or more of the following will help:

1.

Demolish facilities that are no longer
needed (pole barns, etc.)

1.

Demolish facilities that are no longer
needed (pole barns, etc.)

2.

Make improvements on the County
property that will provide additional
site capacity – particularly parking

2.

Make improvements on the County
property that will provide additional
site capacity – particularly parking

Toward reconciling some of the issues related to
the use of the County facilities, the Fair Board, in
recent years, has provided the City with a schedule
of events, the nature of the events, the number of
attendees, and the anticipated demand for City
services. The City will continue to engage the Fair
Board in on-going communications to minimize
issues and work to achieve the two (2) objectives,
above. Finally, were the Fair Board to cease
operations the City would be an active partner
with Summit County in planning for future uses
on the property.

Toward reconciling some of the issues related to
the use of the County facilities, the Fair Board, in
recent years, has provided the City with a schedule
of events, the nature of the events, the number of
attendees, and the anticipated demand for City
services. The City will continue to engage the Fair
Board in on-going communications to minimize
issues and work to achieve the two (2) objectives,
above. Finally, were the Fair Board to cease
operations the City would be an active partner
with Summit County in planning for future uses
on the property.

NEXT STEP TO CONSIDER:
Continue conversations with the County with
the purpose of facilitating greater capacity on
the County site to accommodate peak periods.

NEXT STEP TO CONSIDER:
Continue conversations with the County with
the purpose of facilitating greater capacity on
the County site to accommodate peak periods.
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AREA 4
SOUTHEAST
AV E N U E
- I -76 I N T E R C H A N G E
AREA
Why it’s a Focus Area:
This area has a variety of uses and a mix of zoning
interspersed throughout the area. As a result, this
is the single largest area in the City in which the
basic land use pattern has not been established.
Therefore, the fundamental objective is to establish
a land use policy and ultimately a zoning plan that
formulates a long range land use and circulation
plan that provides predictability to existing and
future land owners and the City.

Existing Conditions/
Characteristics Considerations:
This focus area encompasses both sides of Southeast
Ave both north and south of the Interchange with
I-76. Southeast Avenue has 9,490 average daily
trips just north of interchange. This area has a mix of
residential, industrial, commercial and institutional
uses. Compared to most interchange locations this
interchange is essentially undeveloped with respect
to the typical highway services that gravitate to
such locations.
The zoning in the area is primarily single-family
residential (R-2, 20,000 sq. ft. lot size; 100 ft. lot
width) with small areas of R-3 (16,000 sq. ft./100 ft.
width). The C-5 Highway Interchange Commercial
District in one location adjacent to the north side
of I-76. The maximum height in the C-5 district is 35

feet which is not sufficient height for hotels which is
one of the principal uses expected in the C-5 district
and at interchange locations.
Industrial zoning, to the east, is along/near the
Wheeling and Lake Erie rail line which provides rail
service north to Cleveland, west to Akron and south
to Canton. Recently there has been an increase
in rail use. Moreover, this industrial area connects
with commercial and industrial areas in Brimfield
Township. This area is adjacent to H-I Heavy
Industrial zoning in Brimfield Township, which is
also located along, and in close proximity to I-76
interchanges. The Industrial zoning to the south
requires access through residential areas to utilize
the I-76 interchange.
Lastly, in this general location, single family
residential development is on lots substantially
larger than the minimum lot size required.
There is no central water service to much of this
area. However, this “underutilized” land could
offer additional land being available for further
development or redevelopment. Newer residential
developments are occurring at higher densities
than the prevailing single family lot sizes in the
area. Typically these higher density developments
are more compatible with contrasting land uses
than single family homes.
In planning for the future, the City recognizes: (1)
the importance of this location in meeting the City’s
long term economic development objectives; and
(2) the responsibility to provide a circulation system
that balances the industrial/commercial needs
while providing the maximum protection possible
to those areas that will be preserved for a variety of
residential purposes.
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POLICIES & STRATEGIES:

1.

Over time, the City acknowledges
and desires this corridor, as generally
depicted on Map 3.5, to become a
significant economic development
area for the benefit of the City. As
further depicted on this Map, different
outcomes will be expected over the
short and long term:

■■ In the short-term the City anticipates
rezoning Sub-area 1 – the west side
of Southeast Avenue and north of
I-76 – to:
»»

A newly created Light Industrial
district (See also #3, below) that
limits uses and has development
standards to be as compatible as
possible with the residential areas
that are expected to remain on
the west side of Southeast Avenue
and north of I-76; and

»»

The expansion of the area
immediately adjacent to the
interchange for highway services.

■■ When (if) requested by property owners
in Sub-area 2, the City will consider
additional land for industrial zoning as
well. When considering such requests
the City will evaluate such factors as:
the size of the area being considered or
requested for rezoning; its relationship
to existing non-residential zoning and/
or uses; and the impact of rezoning on
adjacent residential areas.
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■■ Industrial
traffic
significantly
increases on Newton Street reducing
the desirability for residential.

2.

Evaluate the feasibility an improved
industrial street – the alignment and the
extension of City water - (Newton Street,
as generally depicted on Map 3.5) with
the purpose of efficiently connecting
the Southeast Avenue industrial area,
the easterly industrial area at the City’s
boundary, and the industrial commercial
area in Brimfield.

3.

Create a new Light Industrial zoning
district to accommodate the industrial
growth anticipated in this area. This
district would permit offices, research
and development, warehousing and
“light industrial” uses. Light industrial
would be confined to assembly,
fabrication and manufacturing primarily
indoors and not permit manufacturing
from raw materials. Outdoor storage and
displays would be limited and carefully
screened. Retail sales directly to “walkin” customers would be permitted with
standards established to assure such
sales were a minor component of the
entire business. This zoning should also
establish a minimum project size for
industrial development and provide for
enhanced buffer protection between
the industrial uses and the existing and
expected residential development.

4.

Permit higher density (single family
or cluster single family) residential
zoning in those locations nearest the
non-residential areas.

5.

Permit greater building heights in the
C-5 area (and potentially additional areas
near the Interchange) to accommodate
the potential for hotels, larger office
buildings and larger industrial buildings.
This additional height could be limited
to locations that are not adjacent to
existing residential areas.

6.

Improve access/entrances with signs,
landscaping and entrance features, to
remaining residential areas.
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NEXT STEPS TO CONSIDER:
1. Initiate rezoning amendments consistent
with the proposed land use policy – Map 3.5.
2. Create a new light industrial zoning
district.
3. Amend the zoning text to: increase building
height, add buffers, reduce minimum parking
space requirements.
4. Explore the feasibility of, and the funding
for, road improvements from the Southeast
Avenue/I-76 Interchange and extending
along Newton Street to Eastwood Avenue.
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AREA 5
EASTERN BORDER
Why it’s a Focus Area:
To assure that the annexed area and the JEDD area
in Brimfield will co-exist with the residential areas.

Existing Conditions/
Characteristics Considerations:
Essentially, this area is composed of non-residential
zoning in Brimfield Township and the annexed area
of Tallmadge. Convenient access is via the I-76
Interchange with Tallmadge Road (East Avenue
extended). Along the traditional Tallmadge border
are large vacant tracts of land zoned residential.
The residential zoning is primarily R-1 and R-2
(both requiring 20,000 square foot lots). However,
the Residential Open Space Planned Development
District (R-6) was adopted in 2011 as an alternative
zoning tool to be considered for large vacant
land areas. Among other objectives, the primary
purposes of the R-6 District are to: provide for
the flexible arrangement and mix of single family
opportunities and help preserve open space and
sensitive natural areas.
In 2003, Tallmadge and Brimfield Township entered
into a Joint Economic Development District (JEDD).
The JEDD includes industrial and commercially
zoned areas of the Township. This area has been
demonstrated to be a prime regional location
based on numerous recent investments. The I-76/
State Route 18 interchange will undergo major

improvements to facilitate traffic flow and eliminate
confusing traffic patterns. These improvements
should further advance the marketability of this
location for additional industrial and commercial
development.
The northern portion of this “Brimfield” area
adjacent to Tallmadge is substantially vacant (and
zoned industrial and open-space conservation).
South of Howe Road are other industrial
developments. South of I-76 is industrial. South of
Eastwood is rural residential. North of Tallmadge
Road is zoned residential/office.

POLICIES & STRATEGIES:
The City is confident that the new, easterly,
economic development corridor (within the
traditional Brimfield boundaries) and the
traditional single family development and
zoning, west, can successfully co-exist and will
be developed in a manner that will not affect
the economic feasibility or marketability of new
residential development. Therefore, the policies
of this area are to:

1.

Maintain single family development
and zoning with consideration of
permitting a slight increase in density
– either smaller single family lots or
cluster single family development - (to
approximately three units per acre)
along the frontage of State Route 18 or
adjacent to non-residential zoning and
development in order to provide a more
flexible arrangement of the units to better
protect the dwellings from the higher
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traffic on Route 18 or the existing or
expected non-residential developments.
To the extent that environmental
constraints create a “wider than normal”
natural buffer this consideration would
not be necessary.

2.

Utilize proper site development and
buffer “management” at, and near,
the borders of these contrasting uses
through the preservation of existing
natural resources such as woodlands
(which provide a vertical and visual
buffer) and/or wetlands that provide
distance between the contrasting uses
and zoning and could include vegetation
that provides additional screening as
well.

3.

Encourage owners of large tracts of
vacant land to consider the application
of the R-6 Planned Development District
which offers flexibility in responding to
the residential market and helps preserve
large open space and environmentally
sensitive areas.

4.

Provide new buffers through a
combination of mounds, fencing/walls
and landscaping.
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5.

Assure
that
new
residential
developments include a circulation
system that is inter-connected
to adjacent existing or potential
developments. At least two (2)
access points should be provided in
and out of each development when
feasible.

6.

Foster increased walkability and
interconnection
among
adjacent
residential communities.

NEXT STEP TO CONSIDER:
Adopting zoning amendments to assure
adequate buffering between contrasting uses –
which includes providing sufficient flexibility in
the arrangement of the dwelling units in these
locations.
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AREA 6
TA L L M A D G E C I R C L E CENTRAL CITY CENTER
Why it’s a Focus Area:
Geographically located in the center of Tallmadge
the Circle is the focal point of the City. To reinforce
the Circles character and tradition, the City needs to
assure that development in and around Tallmadge
Circle and along the “spokes,” including both vacant
parcels and parcels suitable for redevelopment, are
offered options that balance market demand and
the public interest objectives of the City and nearby
properties.

Existing Conditions/
Characteristics Considerations:
This area has a mix of uses: a unique and historic
character and has been and continues to be the
focal point of the City – its town center. To this
end, public initiatives may be necessary to facilitate
investment. A variety of uses, including residential,
are needed to provide support for the retail.
Currently, several improvements are making positive
contributions to the character and economic health
of the Circle – the mixed-use project north of City
Hall and the North Avenue street and related storm
water management improvements.

POLICIES & STRATEGIES:

1.

The City will continue to reinforce
Tallmadge Circle as an historic,
architectural and cultural focal point.
To this end the design and development
should continue to focus on: placing the
parking behind the buildings; placing the
buildings near the street; the scale and
architectural style of the buildings; and
achieving a unified look and character
throughout the Circle with cohesive
landscaping and signs on both public
and private property.

2.

To be responsive to changing market
conditions the City will take steps
to: promote investment and support
existing and new businesses. This plan
advocates a wider range of uses and
investment opportunities (than has been
recently available) such as:

■■ Permitting office and retail uses in
existing homes when consistent with
the “character” design objectives;
■■ Permitting the residential reoccupancy of existing homes including homes that have either
been vacant for a considerable period
or most recently occupied with
commercial uses; and
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■■ Offering new housing opportunities
and/or mixed use development
opportunities to reinforce the
traditional “downtown” character
and provide market support for
existing and future businesses.

3.

The City should consider expansion
of the “downtown” area and promote
a wider range of uses to properties
adjacent to the DCOD, if and when
opportunities may arise. This policy
promotes mixed-use developments
that are consistent with the Tallmadge
Circle objectives but are not subject
to the Design Control Overlay District
requirements. Such expansion could
include, but are not limited to the Bierce
Property between South and Southeast
Avenues and the property to the west on
either side of West Avenue (Map 3.7).

4.

These strategies are proposed to
be achieved by amending the DCOD
District to comprehensively address the
unique needs – uses and development
standards - of Tallmadge Circle that are
not necessarily applicable for the same
zoning districts when they are applied
in other locations in the City. Map 3.7
represents a preliminary understanding
of where each Sub-area could be
applied and the general category of uses
expected. The “Residential Sub-area”
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would generally replace the R-4 District;
the “Limited Commercial District”
would generally replace the C-3 zone.
The Mixed-Use district would apply to
the larger DOCD sites that do not front
on the Circle and could also apply to the
proposed expansion areas depicted on
Map 3.7.

5.

Evaluate the type and level of incentives
the City might offer to further advance
development in the DOCD area.

6.

Evaluate whether the city should
provide, as a city function, additional
cemetery capacity.

NEXT STEPS TO CONSIDER:
1. Permitting mixed-use developments including residential - in commercial areas around
the Circle as a way of promoting development
that reinforces the character of the Circle (e.g.
building placement, massing).
2. Permitting office and retail uses in existing
homes.
3. Amending the DCOD to comprehensively
address the unique needs of “The Circle.”
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AREA 7
PA R K S A N D
R E C R E AT I O N
Why it’s a Focus Area:
Parks and recreation has traditionally been
important to Tallmadge and its residents. It
continues to be important to meet one of the
City’s guiding principles as it looks to the future
by providing the full range of required and
discretionary services the residents expect. To this
end, this section summarizes the City’s evaluation
of the facilities and programs to assure that the
community’s important priorities are being met.

4.

Develop a linear system where all parks are
linked with other destination sites.

5.

Joint development of school sites.

6.

Develop master plans for each individual park.

7. Provide year round opportunities for recreation.
8. Acquire, accept, preserve and maintain
acceptable land for public parks, open space,
historic conservation and scenic purposes.
9. Expansion of
necessary.”

existing

park

areas

where

This list represents a wide range of possibilities.
These and a broad array of additional possibilities
were “revisited” during the public forums as this
plan was developed.

POLICIES & STRATEGIES:
At the initial forum focusing on parks and
recreation the following priority themes (not
necessarily in priority order) emerged as being
important to those responding:

1.

Create a complex of ball fields
concentrated on one “campus.”

2.

Improve collaboration with and joint
utilization with school sites.

3.

Existing Conditions/
Characteristics Considerations:

Seek higher utilization of Tallmadge
Circle Park which could be achieved by
overall improved/cohesive landscaping
around the Circle; improved signage; and
enhanced “pedestrian landing areas”
when a person walks from the outside of
the roadway to the inside.

In summary, the 1997 Comprehensive Plan
(extracting from the City of Tallmadge Parks and
Recreation Master Plan) stated that:
“These objectives are essential to maintain and improve
the City’s community and neighborhood facilities.
They address the issues of individual site planning
and development, open space, the linear plan and
school; sites:

4.

Expand and increase utilization of
outdoor winter facilities.

1. Develop a community park in the southeast
quadrant of the City.

5.

Re-evaluate the “five percent”
dedication of land, or fees, that
developers pay (or dedicate land) to the
City. (The concern being that the land
recently dedicated is not located or of

2. Maximize leisure opportunities for all residents.
3. Correlate the open space facilities of the City
with the adjacent Metropolitan parks.
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sufficient size and shape to maximize
benefits to the City.)

6.

Foster greater centralization of park
and open space maintenance – among
City departments and with the School
District.

7.
8.

NEXT STEPS TO CONSIDER:
Of the 9 policies and strategies, three have been
prioritized for short-term implementation:
1. Improve collaboration with and joint
utilization of school sites.
2. Create complex of ball fields.

Develop a Senior Center.

3. Focus on developing a non-vehicle (hiking/
biking) connectivity plan.

Focus on non-vehicle connectivity
(trails/paths) throughout the community
– building on the Tallmadge Hike and
Bike Trail.

9.

Connect the trail to all neighborhoods
throughout the City and to other trails,
which will help to complete the regional
network.
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