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Image: Woosterôs CRA is responsible for 162 residential units and 247 jobs in the City of Wooster  
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Purpose And Scope 

The 2020 City of Wooster CRA Housing Study was performed to evaluate the municipalityôs 

need for public incentives to encourage real estate reinvestment and job creation. Ohioôs 

Community Reinvestment Area (CRA) program enables local communities to extend real estate 

tax exemptions on future real estate value to incentivize home repair, new housing construction, 

and the repair or building of new structures to support job retention or creation.  

 

Program Specifics 

State law allows municipalities to designate certain areas for CRA tax incentives based on the 

existence of historic structures and evidence that repair of housing and new housing construction 

is discouraged. This is to encourage real estate reinvestment within developed areas and also job 

creation anywhere as this increases economic opportunities for residents living in the CRA. 

 

In a CRA, cities, with school district permission, may extend up to a 100% real estate tax 

exemption for up to 15 years on the increased value resulting from real estate improvements 

resulting from a construction project. The tax exemption lowers the cost of property ownership, 

allowing homeowners and businesses to finance larger projects. Effectively, future real estate 

taxes are traded to pay back a portion of construction costs as an incentive to spur rehabilitation.  

 

How CRA is applied varies from community to community. Some cities permit CRA treatment 

only to commercial and industrial projects that result in new employment, while others are more 

focused on residential development. Uniquely, CRA may support retail-oriented projects with 

tax abatement, whereas nationwide retailers are generally not eligible for tax incentives. 

 

Amendments To CRA #1 Summary 

Woosterôs CRA #1 boundary presently covers all areas of the City south of Akron 

Road/Bowman Street/Old Mansfield Road, and also ñPresident Streetsò and the C-2 District 

along Portage Road. The Wooster City School District (Wooster Growth member) and Triway 

Local School District are partnering governments in the Cityôs CRA program (see MAP 2). 

 

The Wooster Growth Corporation has reviewed citywide data on housing, 

evaluated the impacts of real estate incentives for residential projects, historic 

rehabilitation and reinvestment in older buildings, and projects involving job 

creation. In doing so, the Wooster Growth Corporation has provided the 

following recommendations (see MAP 1): 

1. Extend CRA #1 to the Cornerstone neighborhood (vicinity of Pearl St.) 

and to the vicinity of Williams Way, to support housing reinvestment and infill. 

2. Extend CRA #1 to all industrial zones in the Wooster City School District to aid job creation. 

3. Remove CRA #1 from Woosterôs water well-field south of Columbus Rd. 

4. Remove unincorporated areas from existing boundary. 
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MAP 1: Proposed CRA Boundary Amendments 

 
Excerpt from 2020 CRA Amendment State of Ohio Submission Attachment E. 
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MAP 2: CRA #1 Participating School Districts 

 
Excerpt from 2020 CRA Amendment State of Ohio Submission Attachment E. 
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History 

The City of Wooster first established its CRA in 2004. Until that time, tax abatement had only 

been available to industrial structures through Wayne Countyôs Rural Enterprise Zone. The 

boundary has expanded over time, as detailed in MAP 3 (next page) 

 

Enacted in 2004: Woosterôs CRA was established with Ordinance 2004-33, unanimously passed 

on December 20, 2004. The original CRA area encompassed the Cityôs downtown and southern 

neighbors located between U.S. Route 30 and Old Mansfield Road / Bowman Street (to its 

southernmost point). The legislation extended: 

a) 100% abatement for (10) years, (term the same for all) for the remodeling of dwellings 

containing not more than two housing units, and upon which the cost of remodeling is at 

least $2,500, as described in ORC Section 3735.67.  

b) Abatement can be up to 100% for up to (12) years (negotiated - up to 12 years) for 

existing commercial and industrial facilities and shall be negotiated on a case-by-case 

basis in advance of construction or remodeling occurring.  Apartment complexes of three 

(3) or more units will be considered commercial structures for the CRA program. The 

cost of remodeling must be at least $5,000, as described in ORC Section 3735.67. 

c) Abatement can be up to 100% for up to 15) years (negotiated - up to 15 years) for new 

commercial or industrial facilities and shall be negotiated on a case-by-case basis in 

advance of construction occurring.  

The area has been critical in the redevelopment of downtown Wooster. Notable projects included 

the rehabilitation of 25 downtown buildings representing $20,700,703 in new investment and 

estimated 247 jobs at the beginning of 2020. 

¶ The rehabilitation of 212 E. Liberty Street that kept the regionôs local newspaper 

headquartered in Downtown 

¶ The creation of a highly-rated downtown boutique hotel (St. Paul Hotel) 

¶ The Merchants Block mixed use residential (12 unites) and retail project. 

¶ The Ekho Kole mixed-use condominium (seven units) and office project. 

¶ The recreation of 116 S. Market Street in Downtownôs Public Square 

¶ The redevelopment of a gas station into a modern office complex at 544 E. Liberty Street 

¶ The historic preservation of the once demolition-bound 148 W. Liberty Street. 

 

Expanded in 2006: Ordinance 2004-33 was amended on March 20, 2006 to include a post-war 

residential neighborhood between Bowman Street and the College of Wooster campus east of 

Spink Street. The expansion supported several residential projects, including home 

reconstruction. Additional neighborhood investments were made by the College of Wooster. 

 

Expanded in 2007: On October 15, 2017, Ordinance No. 2007-58 expanded the CRA 

boundaries south from US Route 30 and also eastward. The purpose was to accommodate 1147  
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MAP 3: CRA Boundary History To Date 

 
Prepared by City of Wooster 
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Akron Road, the Cityôs largest industrial facility with 1,109,608 square feet (then with its future 

uncertain under the ownership of Newell Rubbermaid which had begun moving its headquarters 

from Wooster to Georgia). The expansion also accommodated the newly-annexed Ohio State 

Wooster Campus (then known as the Ohio Agricultural Research and Development Center and 

the Agricultural Technical Institute). Additionally included was a low-to-moderate income 

residential neighborhood that hosted several apartment communities, which resulted in 

residential reinvestment.  

 

Amended in 2008: A few months later, Ord No. 2008-02 passed on February 19, 2008,  

extended the boundaries further to include industrial and commercial areas along the Akron 

Road corridor between Long Road and Back-Orrville Road. The area included Class C retail 

buildings (substantial repairs needed), including the then-abandoned former Hawkins Market 

strip-mall which 40 years prior had single-handedly boasted the highest sales tax receipts for the 

County. The area also included substantial industrial and commercial vacant land, where CRA 

treatment could encourage job creation. As a matter of policy, abatements were limited to 50% 

for 10 years for rehabilitation and 50% for 12 years for new construction. The expansion arrived 

ahead of the 2008 global financial crises, which initially stymied future development. As the 

economy improved, the expanded CRA supported new industrial projects. Some notable CRA 

projects included: 

¶ The rehabilitation of the Hawkins Market with a fitness center and new retailers.  

¶ An abandoned restaurant converted into a local tech firmôs headquarters. 

¶ A new facility for a small entrepreneurial manufacturing business (too small to qualify 

for the similar Enterprise Zone) that today serves a global marketplace.  

¶ A 54-unit private affordable housing project that recaptured federal dollars for the 

community and contributes to the tax base (whereas public housing is exempt). 

The same amendment incorporated new requirements for commercial CRA projects: 

¶ Requirement that CRA projects commit to two years of substantial positive impact from a 

project for each year of abatement granted. 

¶ Establishment of criteria in which the Wooster City Council commits to waiving the three 

reading rule to expedite CRA requests, which include the following: 

o Abatement request of 75% or less, a positive recommendation from the Wooster 

Growth Corporation, at least 10 full-time persons employed with substantial 

wages, and project does not compete with existing Wooster businesses.  

 

Amended in 2020: To accommodate a new public-private partnership project to establish ten 

new single-family condominium townhomes in downtown, Ordinance No. 2020-16 clarified that 

new housing construction was eligible for CRA incentives, as specified: 

a) Abatement can be up to 100% abatement for twelve (12) years, dependent upon the 

request of the applicant, for the new construction of residential single-family dwellings 
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that are individually-platted when located in the C-4 zoning district, and upon which the 

cost of new construction is at least $2,500, as described in ORC Section 3735.67 

Unlike all past projects, the particular proposed townhomes were not replacing an existing home 

site, nor could they be tied to job-creation.  

 

Proposed for 11/2020: Proposed Ordinance No. 2020-X modifies the boundary of the CRA to 

include all industrial areas within the City of Wooster School District and vacant infill residential 

lots. The ordinance also extends 100%, 12-year CRA treatments to new construction homes 

when south of 40°48'50"N, and 50% for rehabilitation and new construction projects points north 

(with new construction limited to R-2 districts with an additional 2 years permissible for LEED-

certified projects.)  
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Housing Reinvestment 

CRA to Encourage Reinvestment in Housing: 

 

In order to change existing CRA boundaries or enact a new CRA, a housing study must be 

compiled to demonstrate a finding that the area included in the description is, ñone in which 

housing facilities or structures of historical significance are located and new housing 

construction and repair of existing facilities or structures are discouragedò (ORC 3735.65(B)).  

 

In practice, this relates to areas in need of urban redevelopment or infill where, without community 

support, real estate would continue to decline in its quality, safety, wealth, and fiscal contributions. 

Properties that fall into disrepair may negatively impact the financial and sometimes physical health of 

their occupants. Small roof leaks ignored for periods of time may lead to mold growth and structural 

weakening elsewhere in the home which may exponentially the work and cost necessary to remedy the 

issue. Lack of electrical upgrades leave homes unnecessarily vulnerable to fire risks. Disregard of exterior 

or interior paints and finishes in older homes create opportunities for lead poisoning for children residing 

in the structure. All of these issues also devalue the property, and therefore the ownerôs wealth. At the 

same time, apparent disinvestment impacts neighboring properties, lowering desirability and therefore 

valuations of nearby properties.  

 

CRA incentives exist to provide homeowners an opportunity to reinvest in their properties without 

encountering tax increases in the short term. As properties are updated, they maintain or enhance their 

marketability. As in the case of decline, appreciating property also increases desirability for the 

neighborhood in which the home is situated, which supports appreciation of real estate adjacent homes. 

Long-term, repairs will enhance safety, energy efficiency, and structural reliability, all of which serve to 

benefit the property owner financially. 

 

TABLE 1  below identifies the individual property tax rates within the amended CRA, right rates being 

higher for commercial properties. (Effectively, 2.32% of a homes valuation annually, versus 2.8% for a 

commercial structure.) A 100%, 10-year CRA in Wooster effectively returns 23.2% of the construction 

costs of a rehabilitation project to a homeowner in the form of a real estate tax reduction over a ten year 

period. This incentive may also be used by landlords to make rental units more attractive while enhancing 

long-term cash flow, or by investors seeking to rehabilitate or ñflipò real estate and sell an improved home 

immediately (in which case, the incentive is recaptured in an artificially higher sale price, enabled by the 

CRA lowering taxes to maintain a certain PITI [Principal, interest, taxes, and insurance] payment.).  

 

TABLE 1 : 2021 Real Estate Tax Rates 

 
Source: Wayne County Auditorôs Data 

Millage

(Mills)
Percent

Millage

(Mills)
Percent

Wooster City School Disrict

+ 1.5% City income tax
66.39562 2.32% 81.543634 2.85%

Triway Local School District

+ 2.5% City/School income tax
42.37468 1.48% 50.287222 1.76%

COMM./IND.RESIDENTIAL/AGR.City of Wooster Tax Rates on Real 

Estate Value (Projected 2021)
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The High Cost of Underutilized Real Estate: 

Reinvestment, or the lack thereof, impacts the financial wellbeing of all other taxpayers in the 

community. For instance, the publicôs cost of maintaining infrastructure at a vacant residential lot is 

nearly 400% greater than a lot with a productive average home. Vacant lots do not possess disrepair and 

therefore do not qualify as evidence of disinvestment for purposes of establishing a CRA, however, their 

long-term existence in the presence of previously-constructed public infrastructure is a strong indicator 

that investment has been discouraged. Areas identified in this study included vacant lots throughout the 

historic neighborhoods surrounding downtown, and also Williams Way, a newer but unfinished 

subdivision with public streets. The lack of productive use of vacant lots places a strain on the public cost 

of maintaining the infrastructure originally constructed for the site. With nearly a hundred vacant lots with 

public infrastructure, the burden to leaving such lots empty presents a substantial burden to taxpayers. 

 

FIGURE 1: Vacant Lot 1991 Williams Way, Wooster, Ohio 44691 (PPN: 67-01602.055) 

 
Investment Discouraged: Over two decades since the Williams Way Neighborhood was established, 

Parcel 67-01602.055 remains one of 17 lots sitting vacant and unfinished. Over the last five years, the 

neighborhoodôs sale prices have averaged $146,696. This is below the $150,000 starting cost of 

construction for a three-bedroom new home (not including lot). In total, the 17 lots represent an annual 

revenue loss of $7,023, costs that are absorbed by other Wooster property owners, workers, and system 

users. In contrast, 17 fully developed lots with $150,000 homes would net $1,502 in annual taxes after 

expenses, a difference representing a net taxpayer gain of $8,527 annually. 

 

Each property commands a certain amount of funding to maintain the roads, utilities, and services that 

support its existence, ongoing investment in the property itself is essential to maintain its value to 

generate the tax revenue to cover public infrastructure costs. When properties are neglected and then 

depreciate, the expenses required for public infrastructure maintenance must be made up from other 

property owners.  



 

2020 CRA Amendment Housing Study: Purpose And Scope 12 

¶ The maintenance required to maintain and replace roadway, water, sewer, and storm sewer 

infrastructure in Wooster averaged an estimated $8.87 per linear foot of frontage along a paved 

lane in 2020, or $443.37 for a typical 50-foot wide residential lot
1
.  

o 71% of this cost is covered through user fees when the property is occupied. 

Á Costs for vacant lots must be borne by other users. 

¶ The average CRA-area vacant 0.15-acre residential lot (assessed at $16,496) commands $347 in 

taxes annually, generating $24.26 in taxes for the City of Wooster, versus $107.26 for a built lot
2
. 

¶ Maintaining public infrastructure at a 50-ft built lot was $128.29 in 2019 (excludes assessments
3
). 

¶ The cost to maintain public infrastructure of a vacant lot was $443.37 (excludes assessments). 

o Water, sewer, and storm costs are absorbed by other WCS account holders. About 20% 

of roadway reconstruction costs will typically be assessed to the property owner. 

¶ A new home assessed at $99,850 is cost-neutral (meaning, its tax bill will cover the cost of the 

public infrastructure needed to support it). Any valuation in excess generates revenues for the 

community, having the effect of lowering cost burdens on all users. 

o A valuation of $124,000 is required to reach cost-neutrality for a 70-ft lot. 

 

 

 

 

 

 

 

  

                                                
1 $3.5MM roadway expenses required for repaving, retrofitting, and reconstruction of the Cityôs existing 1,584,000 lane feet, with roadway 

reconstruction assumed between 50 and 80 years. Water service at $5.3MM and Sewer at $6MM require $2.27 and $2.60 per linear foot annually 
respectively, with storm requiring an additional $1.43. 
2 City of Wooster millage rate of 4.2 is 6.9% of the total 60.06 mills assessed to residential properties. Revenues assume millage rate with 

rollback and owner-occupied credits applied. Millage is applied as: 35% of assessed value multiplied against the rate. 
3 Assessments are fees added to a property ownerôs tax bill. In cases of major road reconstruction projects, a portion of the cost, typically 5% to 

20% of the actual amount, is sometimes billed to the property owners being benefitted by the project. This offsets a small amount of the cost to 

other taxpayers who do not benefit. Not all major projects result in assessments. Unpaid bills are placed on the individual property ownerôs tax 
bills to finance the payment over a period of years. 
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Job Creation 

CRA to Encourage Job Creation: 

 

ñIt is noteworthy that the purpose of the CRA Program is to provide real property tax incentives 

in order to induce economic activity and job growth that would not have otherwise occurred in 

the absence of the incentive.ò (Ohio Development Services Agency 2013 procedures guidance).  

 

State law requires that at least two on-site jobs be retained or created by a business in order to qualify for 

commercial CRA tax exemptions. As noted in the City of Woosterôs ordinance, abatements should only 

be extended to the minimum level necessary. Consistent with ORC 3735.65(B), in addition to housing, 

designated CRA areas are established to encourage ñconstruction and repair of existing facilities or 

structures [that] are discouraged.ò This advises that the following real estate projects can be supported: 

 

¶ Projects creating or retaining employment for any business at an existing structure or location 

immediately within an area suffering from disinvestment. 

¶ Projects creating or retaining employment for Basic (traded) Industries which provide goods 

and services for outside markets (bringing in new dollars), as opposed to Non-basic (local) 

Industries which provide goods and services to the local market (circulating existing dollars). 

 

The reason basic industrial and basic commercial development is usually discouraged in the region (and 

therefore eligible for CRA incentives) is that Ohio has significantly higher tax structures than many other 

states, in addition to complications involving infrastructure and proximity  to major markets. Because of 

this, many communities, such as New Albany which ranks among the wealthiest in the nation, have been 

compelled to extend CRA into greenfield areas only when the incentive is limited to primary-sector 

businesses that create jobs. Many CRAs, including some in New Albany, prohibit incentives to market-

rate housing altogether, as housing is a consumer-based part of the economy and is not always 

discouraged within all CRAs, though the existence of housing and historic structures is a prerequisite. 

 

Basic industry, such as manufacturing and corporate headquarters, ñexportsò its end products outside the 

community, obtaining its revenues from outside of the community. Nonbasic industry, such as 

restaurants, retail and other point-of-sales venues, are local population-driven and exist to serve the local 

community. Companies usually fall into one category, but a few (i.e. warehousing) exist in both realms. 

 

In areas struggling with disinvestment pressures (ie blight, obsolete infrastructure, development 

constraints, and other development challenges), nonbasic industry may also be discouraged. Woosterôs 

Downtown, as with many Ohio downtown areas, are emblematic of areas where nonbasic enterprises face 

significant challenges to development. From lack of space to accommodate modern retail and restaurant 

design to lack of parking to older infrastructure and existing building shells that require substantial 

funding to safely repurpose, downtown environments present major financial hurdles for businesses 

seeking to establish and expand. At the same time, Woosterôs Downtown enjoys the highest level of tax 

revenue generation per acre of almost any locale within Wayne County, and reinvestment is essential to 

increasing economic productivity, as well as supporting an enhanced quality of life and local culture that 

creates a thriving market base for existing and future business.  
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City of Wooster Characteristics 

With 26,394 residents and approximately 22,835 jobs, the City of Wooster is the center of a mid-Ohio 

micropolitan county with a strong manufacturing base. Founded in 1808, Wooster has several unique 

historic properties, most of which are centered in its Downtown and within the College of Wooster 

Campus. Some notable data points include: 

 

¶ Wooster supports 12,016 housing units, with 43% of households renting. Among the earliest 

established areas, the communityôs housing stock is on average 28 years older than the Wayne 

County average. Despite a very tight housing market, vacancies are elevated at 8.7%. 

¶ City of Wooster accounted for 51.7% of violent crimes reported in 2017 in Wayne County, with 

24.9% of the countyôs population
4
. With a violent crime to population ratio of 1:266, Woosterôs 

crime rates are approximately 24% higher than the state average.  

¶ The Wooster City School District has an average C rating from the Ohio Department of 

Education. Triway Local School District, serving a portion of Madison Hill, has a B rating. Both 

Districts have an A rating for graduation and a B rating for progress
5
. 

¶ Wooster is responsible for 47% of all Wayne County jobs. 

 

Evaluation: In evaluating the CRA and its implications for the City of Wooster, an analysis of 

demographic and socio-economic characteristics serves to identify past conditions and trends in the 

community. The figures presented are based on US Census statistics. Data is provided at the block group 

level, the smallest geographic area for which data is made publically available. Several block-groups, and 

correspondingly census tracts, straddle the Cityôs corporation limits, and contain information for sections 

to neighboring townships mixed with data from inside the City.  

Population 

The City of Woosterôs population continues to increase, albeit slightly, as 

Northeastern Ohioôs overall population is estimated to be contracting. 

Population growth in the region can be characterized as declining overall, 

with some outward migration from urban counties into rural counties. As a 

more rural county, Wayne County has benefitted slightly. While the City of 

Wooster appears to be avoiding decline, its growth in the past decade has 

been relatively flat: 

 

¶ Citywide population increased by 275 residents to 26,394 from 26,119 

between 2010 and 2019, a 0.8% increase. 

o Compared with 1.0% County average over the same period 

o Compared with 1.3% state average over the same period 

o Compared with -1.7% TeamNeo 18-County Region
6
 

                                                
4 2017 County Data from the Office of Criminal Justice Services. 
5 Ohio Department of Education: 2018 Ohio School Report Cards. https://reportcard.education.ohio.gov/ 

TABLE 2: Wooster 

Population  
2019 26,394 

2018 26,778 

2017 26,723 

2016 26,773 

2015 26,551 

2014 26,353 

2013 26,260 

2012 26,203 

2011 26,132 

2010 26,119 

2000 24,811 

1990 22,191 

1980 19,273 

1970 18,703 

1960 17,046 

1950 14,005 
US Census 
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¶ While growing at a faster rate than the surrounding area, the change pales in comparison to the 5.3% 

growth rate between 2000 and 2010, and the 11.8% growth rate from 1990 to 2000.  

¶ Seven Census tracts comprise the City of Wooster and make up portions of its neighboring townships. 

The largest increases were observed in Census Tract 3 (outside of the existing CRA) and Census 

Tract 5 (partly within the CRA) at 16% and 12% respectively. The largest loss, 4%, was observed in 

Census Tract 6, which makes up a portion of the western half of the CRA.  

 

 

Household sizes have declined over the same period as families ñage in placeò, such as empty-nester 

couples retiring in the three and four-bedroom homes where they raised their children, further limiting the 

supply of housing. The trend in slowing growth rates, however, is predicted to continue, with the County 

and region set to experience a population decline in the decades ahead, largely attributed to declining 

birth rates and out-migration. If the projections hold true, population loss could exacerbate vacancies, 

impact property appreciation, and increase workforce constraints for area employers. Strengthening 

reinvestment to preserve safety and encourage appreciation while encouraging primary sector job growth 

will be critical to countering such negative side effects. 

 

Figure 2: ODSAôs Projection for Wayne County Population Growth 

 
Prepared 2020 by City of Wooster with data from the Ohio Development Services Agency, Office of Research. 

                                                                                                                                                       
6 The TeamNEO region consists of Ashland, Ashtabula, Columbiana, Cuyahoga, Erie, Geauga, Huron, Lake, Lorain, Mahoning, Medina, Portage, 

Richland, Stark, Summit County, Trumbull, Tuscarawas, and Wayne. This region had a total population of  4,335,925 in 2010, compared with a 
2019 US Census Annual Community Survey of  4,263,182, a decline of 1.68%. 
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TABLE 3: City of Wooster Population   

Census Tract Description 

2018 

Population 

2010 

Population Change 

Census Tract 2, Wayne County, Ohio 3,218 3,254 -1% 

Census Tract 3, Wayne County, Ohio 2,712 2,343 16% 

Census Tract 5, Wayne County, Ohio 4,022 3,582 12% 

Census Tract 6, Wayne County, Ohio 5,231 5,679 -8% 

Census Tract 7, Wayne County, Ohio 6,990 6,738 4% 

Census Tract 8, Wayne County, Ohio 7,024 7,170 -2% 

Census Tract 9800, Wayne County, Ohio* 1,079 1,397 -23% 
Note: Tract 9800 is the College of Wooster with primarily group-quarters populations. Source: US Census, American Community Survey, 

5-Year Estimates Data Profiles, Table DP05 for years 2010-2018. 
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Low and Moderate Income (LMI) Families 

The most recent median household income in Wayne County was $70,300, about 5% lower than the State 

of Ohio average. (Based on HUD Published Income Limits for 2020 on 1/4/2020). For 2019, the Bureau 

of Labor Statisticôs average annual wage/salary was $47,287. Historically, HUD has defined family 

income values (low, very low, and extremely low) annually for each county based on the specific areaôs 

mean family income. The income levels are used as criteria for granting public housing assistance to 

families and communities, including tenant rental assistance (i.e. Section 8) as well as community 

development block grant funding to local governments. TABLE 3  below defines the concentration of 

LMI families for each block group. For Wayne County families with four persons, these values are: 

ǒ Extremely Low Income (30% Mean Family Income [MFI]): $26,200 (i.e. one job at $12.59/hr) 

ǒ Very Low Income (50% MFI): $35,150 (Equivalent to one full-time job at $16.90/hr) 

ǒ Low Income (80% MFI): $56,250 (Equivalent to one full-time job at $27.05/hr) 

 

TABLE 4: City of Wooster LMI Population by Tract & Block Group    

Census Tract Description 

Total 

Population 

LMI 

Population LMI %  

Block 

Group 

Total 

Population 

LMI 

Population LMI %  

Census Tract 1 

Wayne County, Ohio 
3,400 2,710 58.53 

BG 1 835 450 50.30% 

BG 2 655 780 64.74% 

BG 3 1,000 910 55.00% 

BG 4 785 695 65.61% 

Census Tract 2 

Wayne County, Ohio 
3,400 2,710 58.53% 

BG 1 1,355 445 13.65% 

BG 2 640 240 24.22% 

BG 3 970 495 27.32% 

Census Tract 3 

Wayne County, Ohio 
2,410 1,620 50.62% 

BG 1 805 605 53.42% 

BG 2 1,605 1,015 49.22% 

Census Tract 5 

Wayne County, Ohio 
3,290 2,530 57.45% 

BG 1 615 620 92.74% 

BG 2 460 410 25.00% 

BG 3* 1,160 765 20.09% 

BG 4* 1,050 740 51.43% 

Census Tract 6 

Wayne County, Ohio 
5,265 3,625 51.28% 

BG 1 830 790 70.48% 

BG 2 705 685 89.36% 

BG 3 170 150 55.88% 

BG 4 675 630 73.33% 

Census Tract 7 

Wayne County, Ohio 
6,985 3,530 26.70% 

BG 1 870 425 12.30% 

BG 2 1,350 960 24.07% 

BG 3 2,110 1,235 35.07% 

BG 4* 2,655 910 20.72% 

Census Tract 8 

Wayne County, Ohio 
6,710 3,955 40.09% 

BG 1* 2,115 1,225 34.99% 

BG 2 1,230 900 57.32% 

BG 3* 1,785 680 21.85% 

BG 4 1,580 1,150 54.11% 

Census Tract 9800 

Wayne County, Ohio 
130 85 42.31% BG 1 130 85 42.31% 

Note: Tract 9800 is the College of Wooster with primarily group-quarters populations. Source: US Census, ACS, 5-Year Estimates Data Profiles, 

Table DP05 for years 2010-2018. Block groups and census tracts with no residential population in city limits are not included  
* Denotes that a significant portion, up to 50%, of the population included in the estimate resides outside of City limits. 

https://odsa.maps.arcgis.com/apps/webappviewer/index.html?id=02292072fa0042f39f75f9098bfc28ae 
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Median annual incomes in Wayne County oscillated as much as 5% from year to year over the last 

decade, but overall on average represent a 1.68% increase annually since 2010, versus a 1.90% increase 

Statewide.  

 

In addition to managing the CRA program at the State 

level, the Ohio Development Services Agency, which 

partners with local governments in its mission ñto help 

create jobs and build stronger communities in Ohioò, 

makes Community Development Block Grant 

Infrastructure available for projects benefiting 

neighborhoods where 51.0% or greater of the households 

are defined as LMI. The agency additionally funds 

projects resulting in job creation and/or expansion of 

services to primarily LMI individuals. The City of 

Wooster as a whole is nearing LMI status (See TABLE 

4, right) with a total of 45.3% of its households earning 

less than 80% of Wayne Countyôs median income.   The 

agency utilizes the published HUD data to qualify 

specific census tracts (See MAP 4) and census block 

groups (See MAP 5) for the purposes of project funding.  

 

At the Census Tract level, LMI concentrations are 

highest within the historic center of the City. Wayne County, Ohio Tracts 1, 5, and 6 exceed the 51% LMI 

concentration threshold. The initial CRA boundary followed the Census tracts lines, which trace the 

centerline of Bowman Street and what was once the southern boundary of the since-expanded College of 

Wooster campus. Examining concentrations at the block group level, the most detailed data that the 

Census makes publically available, adds additional context, with lessening levels of severity observed 

north of Downtown as well as Schellin Park, and increasing severity west of Cleveland Road. With 

smaller sample sizes, however, the margin of error in calculations is wider with block groups, particularly 

in the Schellin Park neighborhood where sample sizes are very low. For areas not qualified as distressed, 

ODSA permits cities to conduct door-to-door income surveys to determine if a particular proposed project 

would primarily support a low-to-moderate income project. 

 

Census Median Family Income: More recent income data is available at the block group level from the 

2018 American Community Survey (ACS). MAP 6 highlights the 2018 median family income for each 

block group (income includes social security and public assistance). The median income for a Wooster 

family was $46,384 in 2018 (same calculated for 2019). Corresponding to new investment, incomes were 

relatively high in the downtown core, while immediately surrounding neighborhoods possessed the lowest 

of all incomes. The strongest incomes were observed in the Cityôs newest neighborhoods and its wealthier 

central neighborhoods. (Note: For this section an all proceeding Census Block group maps, several block 

groups extend beyond the City of Woosterôs borders into Wooster Township and Wayne Township 

neighborhoods, whose conditions significantly influence the figures presented.) 

  

TABLE 5: ODSA Wooster LMI Data 

 
Source: Ohio Development Services Agency presentation of 
American Community Survey 2011-2015 Census Place data 

applicable for CDBG programming years 2019 and after. 

https://development.force.com/OCDTA/s/article/ACS-2011-
2015-Low-and-Moderate-Income-Summary-Data 

(1/10/2020). 
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MAP 4: Ohio Development Services Agency Low and Moderate Income Census Tracts 

With Amended CRA Boundary Superimposed 

 
Source: Ohio Development Services Agency presentation of American Community Survey 2011-2015 Census Tract and Block Group Data 

applicable for CDBG programming years 2019 and after. https://development.force.com/OCDTA/s/article/ACS-2011-2015-Low-and-Moderate-

Income-Summary-Data (1/10/2020). 
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MAP 5: Ohio Development Services Agency Low and Moderate Income Block Groups 

With Amended CRA Boundary Superimposed  

 
Source: Ohio Development Services Agency presentation of American Community Survey 2011-2015 Census Tract and Block Group Data 
applicable for CDBG programming years 2019 and after. https://development.force.com/OCDTA/s/article/ACS-2011-2015-Low-and-Moderate-

Income-Summary-Data (1/10/2020).  
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MAP 6: Median Family Income Estimates by Block Group 

 
Prepared by City of Wooster utilizing US Census 2018 American Community Survey data from Table B19113. 
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Census Household Size: An understanding of household size adds context to the median family income 

data, as larger families require additional financial resources. The highest household averages were 

observed in Census Tract 8 and also in neighborhoods around the Downtown core. The lowest levels, also 

occurring in the Downtown area, were most prevalent near the center of the City, where professionally 

managed apartment communities and senior housing developments are most common. This distribution is 

shown in MAP 7. 

 

Census Per Capita Income: By comparison to median family incomes, Woosterôs 2018 per capita 

income (income per individual resident) was $26,864 for the same period. The disparity between 

Downtown and the amended CRA becomes more evident with incomes as low as $13,607, as opposed to 

$48,343 in the Cityôs wealthiest block, as shown in MAP 8. 

 

Census Families in Poverty: The highest concentrations of poverty defined by the 2018 ACS were 

observed in the southern neighborhoods surrounding Downtown. (Note, while usually indicative of very 

low occurrences, a value of 0.00% is almost always the result of too small of a sample size to return a 

reliable value, rather than an exact finding that poverty is nonexistent.) MAP 9 demonstrates that the most 

challenged residential neighborhoods surround the downtown area. Corresponding to the HUD LMI data, 

poverty becomes elevated in areas west of Cleveland Road in the Cityôs north. Additionally, the Mindy 

Lane neighborhood, which has a high volume of rental units, also experiences an elevated rate.  

 

Census Families Utilizing Public Assistance In Last 12 Months: As another measure of examining 

distress, the 2018 ACS evaluates each block group for the rate at which its population utilizes public 

assistance. As becomes apparent in viewing MAP 10, data limitations and very wide margins of errors 

advise that the data is indicative, rather than a reliably exact measure, of public assistance use. 

Interestingly, areas of high poverty within the CRA provide no data on public assistance usage, while one 

downtown block group with ñ0.00%ò poverty reported 20.3% of its residents on public assistance.  

 

These data, together, advise that residents within the proposed amended CRA struggle with the highest 

levels of economic strain. Property owners in this location are most at risk of being able to afford the 

maintenance and upgrades necessary to retain the value and desirability of the housing stock, either 

because homeowner families are more likely to lack sufficient incomes or because property investors are 

less likely to attain necessary rent amounts (though this issue is somewhat ameliorated during periods 

when the overall housing markets is very strong). By amending the CRA boundary to more 

comprehensively include the Cityôs most challenged neighborhoods, the City of Wooster is able to make 

home rehabilitations more affordable. By including in the amendment the Cityôs industrial and 

underutilized commercial areas, the City is able to encourage, on a discretionary case-by-case basis, basic 

sector job creation to support economic opportunities for the benefit of the residents living within the 

CRA as well as residents within the community as a whole.  
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MAP 7: Average Household Size by Block Group 

 
Prepared by City of Wooster utilizing US Census 2017 American Community Survey data from Table B25010. 
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MAP 85: Per Capita Income Estimates by Block Group 

 
Prepared by City of Wooster utilizing US Census 2018 American Community Survey data from Table B19301 
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MAP 9: Families in Poverty 

 
Prepared by City of Wooster utilizing US Census 2018 American Community Survey data from Table B17010. 
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MAP 10: Families Utilizing Public Assistance in Last 12 Months 

 
Prepared by City of Wooster utilizing US Census 2018 American Community Survey data from Table B19057. 
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General Housing Characteristics 

The US Census estimated 12,181 residential units within the City of Wooster for 2018, a 0.64% increase 

since 2010 overall for the City. Census Tract 1, comprising the center of Downtown Wooster and its 

northeastern historic neighborhood, was the only tract to experience a loss of housing. Generally, vacancy 

in the City dropped as the housing market tightened, though overall vacancy rates remained elevated over 

Wayne Countyôs average. TABLE 4  shares the most recently available Census data for each tract 

comprising the City of Wooster. This data is compared with the same dataset from 2010 in TABLE 5  to 

highlight and compare trends. Overall, Woosterôs experience was not dissimilar from the State of Ohio 

except that its growth in housing units was much lighter. The data show a trend away from 

homeownership with a growth in rental-occupied units, in part a result from the fallout of the Great 

Recession and its foreclosure crises. While the figures for Wooster are more elevated, this is owed in part 

to the Cityôs more urbanized makeup, whereas rural areas which are more representative in the county 

and state figures are less likely to support apartments and high-density rental developments due to the 

lack of utilities.  

 

TABLE 6: 2018 Census Housing Characteristics 

 
US Census 2018 ACS Table DP04 
                       

TABLE 7: Change in Housing Units by Census Tract 

 
Prepared by City of Wooster utilizing US Census 2010 and 2018 ACS Table DP04 
 

Total 

Housing 

Units

Occupied 

Housing

Percent 

Occupied

Vacant 

Housing 

Units

Percent 

Vacant

Owner-

Occupied

Owner 

Occupied 

%

Owner 

Vacancy 

Rate

Renter-

Occupied

Rental-

Occupied 

%

Rental 

Vacancy 

Rate

Ohio 5,188,2704,654,075 89.7% 534,195 10.3% 3,071,227 66.0% 1.6% 1,582,848 34.0% 5.6%

Wayne County, Ohio 46,500 43,385 93.3% 3,115 6.7% 31,704 73.1% 1.2% 11,681 26.9% 4.6%

Wooster City, Ohio 12,181 11,065 90.8% 1,116 9.2% 6,305 57.0% 1.5% 4,760 43.0% 6.7%

Census Tract 1 1,634 1,479 90.5% 155 9.5% 495 33.5% 4.6% 984 66.5% 2.5%

Census Tract 2 1,499 1,355 90.4% 144 9.6% 1,107 81.7% 1.1% 248 18.3% 4.8%

Census Tract 3 1,341 1,186 88.4% 155 11.6% 546 46.0% 0.0% 640 54.0% 9.3%

Census Tract 5 1,651 1,443 87.4% 208 12.6% 775 53.7% 0.0% 668 46.3% 5.7%

Census Tract 6 2,558 2,421 94.6% 137 5.4% 1,445 59.7% 0.0% 976 40.3% 0.0%

Census Tract 7 3,461 3,209 92.7% 252 7.3% 2,314 72.1% 2.4% 895 27.9% 15.1%

Census Tract 8 3,453 3,126 90.5% 327 9.5% 2,126 68.0% 2.0% 1,000 32.0% 8.7%
Census Table Reference (DP04)0001E 0002E 0002PE 0003E 0003PE 0046E 0046PE 0004E 0047E 0047PE 0005E

Housing Units and Vacancy Owner-Occupied Renter-OccupiedSELECTED HOUSING 

CHARACTERISTICS

ACS DP04 2018 5-YR

Total 

Housing 

Units

Occupied 

Housing

Percent 

Occupied

Vacant 

Housing 

Units

Percent 

Vacant

Owner 

Occupied 

%

Percent 

Occupied

Units 

Renter 

Occupied

Renter 

Vacancy 

Rate

Ohio 1.59% 2.2% 0.6% -3.7% -0.60% -3.2% -1.0% 3.2% -3.9%

Wayne County, Ohio 1.76% 2.3% 0.5% -5.6% -0.50% -2.6% -0.3% 2.6% -3.1%

Wooster City, Ohio 0.64% 3.1% 2.1% -18.4% -2.10% -6.1% -2.4% 6.1% -3.9%

Census Tract 1 -6.79% -0.2% 6.0% -42.8% -6.00% -19.3% 0.6% 19.3% -12.6%

Census Tract 2 1.56% -3.8% -5.1% 114.9% 5.10% 0.6% -4.4% -0.6% 4.8%

Census Tract 3 0.98% -1.4% -2.2% 24.0% 2.20% -9.4% 0.0% 9.4% -9.6%

Census Tract 5 0.55% 4.4% 3.2% -20.0% -3.20% 3.3% -2.8% -3.3% -3.3%

Census Tract 6 0.63% 7.7% 6.2% -53.6% -6.20% -8.9% -2.5% 8.9% -5.0%

Census Tract 7 10.93% 8.3% -2.3% 60.5% 2.30% 0.0% -0.1% 0.0% 6.8%

Census Tract 8 4.54% 5.6% 0.9% -4.9% -0.90% -8.4% -0.7% 8.4% -4.5%

CHANGE IN HOSUING 

CHARACTERISTICS

Calculated from ACS 

DP04 2010/2018 5-YR

ƶ Rentalƶ Homeownerƶ 2018 from 2010
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Land Use: Woosterôs residential areas surround the Downtown and spread northward, flanked by 

industrial and commercial uses on the east and west. MAP 11 highlights the designated land use of each 

real estate parcel within the City of Wooster based on the Wayne County Auditor's land use classification 

data (which also defines the rate at which real estate is taxed, with Commercial and industrial properties 

taxed at an effective rate of 2%. The amended CRA comprises the most diverse and intense distribution of 

land uses within the community. Residential uses are commonly pressed up against intense commercial or 

industrial uses, which sometimes results in land use conflicts that diminish investment.  

 

Homeownership and Rental Properties: Nearly 43% of the Woosterôs population rents, compared with 

34% of residents statewide. The availability of robust public utilities and infrastructure enables the 

creation of high-density apartment communities and complexes, whereas rural areas elsewhere in 

Northeast Ohio are only able to support as little as a single home on three acres. Neighborhoods with a 

high degree of rental units are sometimes at risk of disinvestment due to deferred maintenance by 

investors. Landlords, of course, operate housing units as a business asset and generally will limit 

investment in property to the minimum amount necessary to command a certain level of rent. In cases of 

neighborhood decline, landlords face an economic disincentive to upgrading real estate. Wooster has 

many responsible landlords who work diligently to ensure the upkeep of their properties. However, the 

community has also experienced a significant number of events where investors defer maintenance on 

real estate to the point of the structure failing critical safety codes, necessitating demolition, typically at 

the expense of city taxpayers.  

 

MAP 12 displays the US Census estimates for the distribution of renter occupied housing throughout the 

City, with the greatest concentrations occurring in and around the downtown core and its historic 

neighborhoods. Areas near the Hospital District, Mindy Lane, and the Akron Road priority area also show 

a relatively high volume of renter occupied housing, owing in part to multiple popular apartment 

communities in the area. Owneroccupied housing becomes more prevalent to the north and west of the 

city, which were established as single-family neighborhoods.   

 

Data from the Wayne County Auditorôs office offers further clarity, as shown in MAP 13 with an 

estimated distribution of rental properties throughout the City. Unit density was defined by land use 

codes, and with single-family homes noted as ñRenter-Occupied Likelyò when tax mailing addresses 

differed from the property address. The most densely-populated rental properties are generally 

professionally-managed communities located throughout the City, while single-family, duplex, and 

triplex rentals were mostly concentrated within the Downtown. It was observed through the years that 

larger professionally-managed communities tend to have the financial resources to make the necessary 

upgrades to keep properties marketable, though this has not always been the case. The propensity to keep 

rental units maintained and updated becomes more mixed when managed by smaller enterprises, which 

occurs most frequently within the amended CRA. 
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MAP 11: City of Wooster Land Use 

 
Prepared by City of Wooster utilizing Wayne County Auditorôs parcel database (10/2020) ñmclassificationò land use codes. 
                
















































































































