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Making Glenway Work re-imagines West Price Hill’s Glenway
Avenue and the Price Hill Will-owned properties for a post-
retailfuture by exploring three different non-retail work
scenarios. West Price Hill’s Neighborhood Business District
- B, along Glenway Avenue, is the westernmost commercial
corridor of the neighborhood’s business districts. Glenway
Avenue is the commercial lifeline of West Price Hill. This
four-lane auto-oriented district has a mix of building
styles, uses, and setbacks, presenting both challenges and
opportunities for developing a district identity. Existing
land uses in the district range from retail, restaurants,
services, institutional, mixed-use, residential, and vacant.
However, retail currently accounts for 26% of the business 

Fig. 1.A: West Price Hill and Glenway 
Avenue's locations within Cincinnati.1
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1 Google Maps, 2020.

district’s total building uses, including some of West
Price Hill’s most notable attractions like Price Hill
Chili and the Covedale Theatre for Performing Arts,
serving as the neighborhood’s economic and cultural
anchors. Fortunately, Glenway has been able to retain
neighborhood staples like Rockin’ Rooster Comics &
Games, Bernens Medical, and the Covedale Library. That
said, retail successes along Glenway, and throughout
America, have been few and far between.

Retail’s over dependence and underperformance has
led Glenway, and most urban business districts in
America, to become fragmented, underutilized, and 
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Fig. 1.B: Existing land use on Glenway Avenue.

dysfunctional. Glenway’s Neighborhood Business District-B
lies on the edge of the City of Cincinnati’s boundary with
neighboring Delhi Township. The farther one travels west,
away from downtown Cincinnati, on Glenway, the more
auto-oriented the urban environment becomes. The
automobile has dramatically impacted Glenway’s form and
function. The over reliance on cars has negatively impacted
the neighborhood business district in three ways. Glenway’s
auto-centric urban design has decreased the corridor’s
walkability, created a dangerous pedestrian environment,
and placed front parking between pedestrians and buildings,
creating a physical barrier between the community and
their built environment.

26%
Retail currently accounts for

of the business district's 
total building uses
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Fig. 1.C: Glenway Avenue's existing street design.
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2 Conrad Kickert, “What’s in Store: Prospects and challenges for American street-level commerce,” Journal of Urban Design 19, no. 1 (2019): 7.
3 Ibid, 7.

business district streets. Making Glenway Work provides
West Price Hill's Glenway Neighborhood Business
District (B) recommendations on street design, vacant
parcel build-out, and vacant parcel site development
for the work scenarios of office, co-working, and live/
workspaces along the district’s more walkable and dense
section between the Cleves Warsaw Pike/ Guerley Rd
intersection and Sidney Rd.

The nature of how we produce and consume is changing and
therefore the nature of work is beginning to evolve as well.
The social distancing caused by the COVID-19 pandemic
has brought to light retail commerce’s shortcomings in 
realtime. The ensuing economic fallout has already influenced 
the discourse around how the way we produce, consume 
and work. However, retail’s fragile business model is nothing 
new. In fact, retail storefronts have been declining since the 
Great Depression3, and Cincinnati’s Neighborhood Business 
Districts like West Price Hill’s Glenway Avenue, have
experienced this firsthand. The result has left urban business
corridors lifeless and its storefronts empty. Recognizing
retail limitations free communities to explore non-retail
uses that promote community, production, visibility,
and flexibility in urban spaces that can bring back life to 

Fig. 1.D: Total retail stores per capita since 1929.2
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Fig. 2.A: Phase 1 "Live", "Work", "Play" storefront 
activation scenarios for Glenway Avenue.

4 Phil Armstrong, “Boone Block is the poster child for historic preservation & urban development,” last modified September 2, 2016, http://cincinnatirefined.com/arts-de- 
sign/boone-block-covington-townhomes-and-historic-preservation
5 Urban Fast Forward. Photograph. Cincinnati, n.d. 
6 John Surico, “From dead store to pop-up ‘social infrastructure’,” last modified September 10, 2020, https://www.citylab.com/solutions/2019/09/retail-vacancy-busi- 
ness-public-space-culturehouse-boston/597724/

2
RE SEARCH
A healthy street is one where there is trust between
buildings, users, and pedestrians. Active storefronts can
help sidewalks build trust, build life, and build community.
But in a retail-centric world, the initial question is, if you're
not buying and selling in a storefront, what can it be used for 
instead? The initial research that informed Making Glenway 
Work is a report titled, Life After Retail, that explored how
four non-retail uses can help revive urban business districts'
streetlife. The first use examined was how storefronts can
act as community spaces where people can gather and
interact. The second function was how storefronts can
become a space of production instead of consumption.
The third use is how storefronts are always visible and are

places where people look, watch, and explore. Finally,
storefronts can change form. Sometimes the best use
for a community requires the creation of a new space.
The first phase of Making Glenway Work elicited public
input on what the future of Glenway Avenue should
be. West Price Hill community members were provided
three non-retail scenarios based on the concepts of
Live, Work, and Play, and were asked to identify the
strengths and weaknesses of each scenario, and to
vote on which scenario they thought should be the
focus of future development. The Live scenario focused
on creating the district as a residential corridor. The 
Work scenario aimed to create Glenway into a production 

LIVE WORK PLAY

4 5 6
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7 The City of Cincinnati, "Municipal Code: Title XIV Zoning Code of the City of Cincinnati, Chapter 1409 - Commercial Districts", last modified February 13, 2004, https://
library.municode.com/oh/cincinnati/codes/code_of_ordinances?nodeId=TIXIZOCOCI_CH1409CODI

district focusing on increasing production and employment 
opportunities. The Play scenario placed the business district 
as a recreational area where residents and visitors can 
come and enjoy. These three scenarios were illustrated 
through individualized site plans, Glenway Avenue street 
designs, and existing storefront reactivation methods for 
each scenario. Community feedback was obtained through 
an online survey to inform the final project phase, creating 
Making Glenway Work.

As shown above, the Work scenario was the most popular of 
the three and the runner-up was a combination of multiple 
scenarios. Furthermore, comments on the Work scenario’s 
strengths included how offices could attract more people 
into the district, helping support existing businesses while 
spurring economic development. The existing dining and 
service businesses were also identified as strong anchors 
for sustaining office space. One perceived weakness was 
the increase of traffic along the already busy street. Finally, 
a suggestion was placing parking in the back of the building. 
All of this feedback was instrumental in shaping the final 
phase of this district plan for Glenway Avenue. The entire 
project area along Glenway Avenue is currently zoned is 
Commercial Community - Mixed (CC-M). According to the 
City of Cincinnati's Zoning Code, the function of Commercial 
Community districts is to, "identify, create, maintain and 

“Brings more people to the business district on 
a daily basis which could, in turn, incentivize 
and spur other economic development along 
the corridor."

-Survey respondent

Fig. 2.B: Online survey results from Price Hill residents. 

"Increase of car traffic in an already busy 
thoroughfare."

STRENGTH

WEAKNESS

-Survey respondent

12.5%

12.5%

25%

50%

Which post-retail scenario would you most like to see Glenway Avenue become?

Live (Residential)

Work (Production & Employment)

Play (Recreational & Event)

Combination

enhance areas suitable for a wide variety of commercial and 
institutional uses along major transportation corridors and 
in shopping districts or centers."7 The Mixed designation 
implies that the commercial district intends, "to provide 
for a mix of pedestrian and auto-oriented development." 
Additionally, there are no setback minimums for CC-M 
zoning, meaning all of the recommendations set forth in 
Making Glenway Work are in compliance with the current 
zoning and do not require zone change approvals.
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Fig. 3.A: Options for work scenarios on Glenway Avenue.

The goal of Making Glenway Work is to develop a district 
plan that revitalizes Glenway Avenue through increasing 
production and employment opportunities. A work- centered 
district manifests in many forms, including traditional 
office buildings, co-working spaces, and live/ work units. 
Therefore, Making Glenway Work will explore how these 
Work scenarios can bring jobs to the neighborhood but 
also how they will affect public space and improve the 
pedestrian experience. The plan will lay out how each 
scenarios’ street design functions, how a currently vacant 
parcel or building can look and feel in the district, and how 
the Price Hill Will properties can be redeveloped. Although 
Glenway Avenue has its challenges, it also contains 
many small businesses that are vitally important to the 

3
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neighborhood. Therefore, Making Glenway Work only 
focuses on vacant parcels and buildings along Glenway 
Avenue. Each Work scenario presented should be used 
as a guiding template that the West Price Hill community 
can use moving forward. Infill development of office, 
co-working, and live/work buildings will help stitch the 
area’s urban fabric back together and bring foot traffic to 
the street. Price Hill Will, the neighborhood’s community 
development corporation, and project partner, owns 
several parcels of land along Glenway, shown in green. 
This land is currently vacant and its development will 
be an important catalyst to rebrand Glenway as a work 
district.
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Fig. 3.B: Stock Urban and Condor Partners converted a TV production building 
into offices in Chicago’s Lincoln Park neighborhood.8

8 Ryan Ori, “Clybourn office buyers believe small tenants are a big deal,” last modified August 17, 2016, https://www.chicagobusiness.com/article/20160817/
CRED03/160819879/clybourn-corridor-loft-office-building-sold
9 Tom Demeropolis, “Cincinnati’s Office Space is Vanishing,” last modified August 9, 2019, https://www.bizjournals.com/cincinnati/news/2019/08/09/cincinnatis-of-
fice-space-is-vanishing.html
10 Ryan, 2016.
11 Ibid

OFFICE

Cincinnati’s downtown total office space is declining and 
consequently creating a market void for smaller office 
tenants.9 As businesses adapt to economic, cultural, and 
technological changes, the nature of employment and work 
is evolving as well. While empty downtown office buildings 
are being converted into residential units, first-ring 
neighborhoods like those of Price Hill have the opportunity 
to capture both displaced and small office tenants. Glenway 
Avenue offers office tenants an urban setting and cheaper 
rent, all while reaching an underserved market. That is what 
Stock Urban and Condor Partners decided to do along the 
Clybourn Corridor in Chicago’s Lincoln Park neighborhood. 
The venture bought a three-story building formerly owned 
by a television production company and converted it into 
an office building in 2016.10 The building was sold for 

$5.6 million, has 40,653 square feet of space, with 
most spaces individually ranging between 1,000-4,000 
square feet. Stocking Urban Principal, Nick Stocking, 
explained that they liked the 1,000-4,000 square foot 
range because, “there are a lot of other people in the 
office market looking to get bigger tenants for longer- 
term leases,” while, ”smaller tenants are underserved in 
the market”.11

Glenway currently has four lanes of traffic, two in 
each direction, with limited on-street parking during 
designated times. As mentioned before, the sidewalk 
abuts the street, making it dangerous for pedestrians. 
In order to make Glenway work, the street design 
must accomplish several goals: increase vehicular and 



1 0 DAAP | SCHOOL OF PLANNING

pedestrian safety, allow for multi-modal transportation, and 
improve the aesthetics of the district. Making Glenway Work 
recommends reducing the street from four lanes of traffic to 
two lanes with a middle turn lane. At the moment, Glenway 
does not have any turn lanes which makes left-turns in 
both directions hazardous to vehicles and pedestrians, and 
also slows down traffic. The new street design also adds 
bike lanes in each direction to allow for those without cars 
or who wish to bike to work the option to do so. Just as the 
nature of work and employment is beginning to change, so 
is transportation and it is important for Glenway to make 
proper adjustments in order to capitalize on fewer personal 
vehicles in the future. Next, small buffer lanes separate

the bike lanes from the traffic lanes, making it safer for 
cyclists and pedestrians. Those walking on the side walks 
now have a bike lane and buffer lane between them 
and the road. Finally, trees will be planted in the buffer 
lanes to improve Glenway’s scenery by making it more 
attractive. This proposed street design is recommended 
for each work-scenario.

To improve the relationship between the building and 
street, the office building will have ground level retail 
like a café or public amenity like a gym. This will help 
keep commuters in the neighborhood on their breaks, 
while also giving residents and outsiders an added 

Fig. 3.C: Street and public space design for the office scenario.



1 1THE HEARTS OF PRICE HILL | PLAN 7009 | SPRING 2020

attraction to visit. Instead of having parking in the front 
of the building, parking will be moved behind the office 
in order to allow for a plaza in the front. Plazas are good 
gathering places for people to enjoy at all times of the day, 
and improve street-level activity.

This illustrates what a four story urban office would look 
like on Glenway across from the Talbert House, currently 
occupied by a vacant business. This stretch of Glenway 
comprises residential homes, some of which have been 
converted into service retailers. This stretch of buildings

has unusually large setbacks from the road, and some 
have placed parking in the front of the buildings, creating 
a barrier between pedestrians and the structure. Notice 
how the new plaza runs right from the building up to the 
sidewalk compared to the buildings in the background. 
This helps passersby see how the space is being used. 
The added street trees along Glenway provide an 
aesthetic appeal as well as shade for those enjoying 
the plaza. Additionally, the ground-level windows help 
communicate how the space is being activated internally 
to those along the street. 

Fig. 3.D: Office scenario build-out on a vacant parcel.
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A key component of Making Glenway Work are the site 
plans for Price Hill Will’s properties between Price Hill Chili 
and the Talbert House, for each type of working space. 
The development of the area offers Glenway a chance to 
connect several of its anchors, which are now separated 
by expansive empty lots. Each site plan operates around 
the dentist office located in the middle of the site. Price Hill 
Will’s property can adequately accommodate urban office 
buildings. Since the dentist office sits in the middle of the 
site, two office buildings are recommended, one on each 
side. The site plan called for parking to be placed behind the 

buildings so that the front plazas can adjoin the sidewalk. 
The ground-level retail spaces are recommended to be 
used as a cafe, gym, or other service, providing different 
amenities to the neighborhood.

Fig. 3.E: Office site plan for the Price Hill Will-owned property.

0 50 FT N
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12 “Bannock: Denver Coworking & Private Offices.” Shift Workspaces, November 12, 2019. https://shiftworkspaces.com/bannock/.
13 Ibid
14 Rusch, Emilie. “Shift Workspaces Adds Another 22,000 SF of Shared Office Space to Denver Market.” The Denver Post. The Denver Post, October 25, 2016. https://
www.denverpost.com/2016/10/24/shift-workspaces-denver-expands-co-working/.

Fig. 3.F: Shift Workspaces' Bannock location opened in 2016.12

C O-WORK I NG

Co-working spaces are becoming increasingly popular in 
Cincinnati and throughout the country. They provide users 
with shared and private workspaces, office equipment, and 
amenities for a monthly or yearly fee. Co-working offices 
serve a wide range of users including start-ups, freelancers, 
and telecommuters. As many industries increasingly begin 
to offer employees remote working options, workers will 
look for productive environments. Co-working spaces allow 
for flexible working schedules and styles, ample office 
amenities and supplies, and opportunities to connect and 
collaborate with peers. Shift Workspaces, located in Denver, 
is a co-working model that offers a variety of flexible 
memberships including private offices, dedicated desks, 
open co-working space, and virtual offices.13 Its second

location, Shift Bannock is located in a 22,000 square 
foot building which previously housed an electronics 
store. The building converted into the co-working space 
in 2016 and utilized pieces of the old electronics in its 
new design.14 Shift is already looking at opening a third 
location, investing heavily in what it believes is the 
future of office work.
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Co-working spaces attract creatives and innovators, so 
equipping the space with features like decks, outdoor work 
spaces, and green roofs would be an attraction to both the 
building and the district. Setting the building back slightly 
from the sidewalk provides room for a public patio or lawn, 
adding life and activity at the street-level. Wider sidewalks, 
bike paths, and a green buffer provide pedestrians with

ample room and protection from traffic, which promotes 
walking and cycling as a pleasant and safe mode of 
travel.

Fig. 3.G: Street and public space design for the co-working scenario.
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This illustrates what a co-working space could look like on 
Glenway Avenue. Instead of an empty parcel separating the 
Performing Arts Center and the dental practice, an active 
use is introduced to the space, helping fortify a complete 
street wall of buildings. This gives the sidewalk a sense of 
enclosure and encourages pedestrian activity. Parking is

Fig. 3.H: Co-working scenario build-out on a vacant parcel.

relocated to the rear of the building, prioritizing people’s 
movement over cars while still providing for drivers.
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Price Hill Will’s property is a perfect site for a co- working 
development. Because of the dentist office in the center 
of the properties, two office buildings would be most 
appropriate. Ground-level retail uses such as a cafe 
or fitness center could serve the office users as well as 
neighborhood residents and visitors. Outdoor areas in front 
of the buildings could be used as additional work space for

the tenants or for public seating for the retail uses. All 
parking would be located in the rear of the buildings, to 
prioritize pedestrians and public interaction at the street 
and sidewalk level.

Fig. 3.I: Co-working site plan for the Price Hill Will-owned property.

0 50 FT N
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15 Valerie Easton, “Live-work lofts bring a fresh face to a landmark space,” last modified April 20, 2008, https://www.seattletimes.com/pacific-nw-magazine/live-work-
lofts-bring-a-fresh-face-to-a-landmark-space/
16 Ibid

Fig. 3.M: Washington's Columbia City live/work units provide residents 
with flexible space for work and personal uses.15

LIVE/ WOR K

Live/Workspaces are slowly becoming more popular 
throughout America. This arrangement allows for an 
individual to permanently reside where they also work. 
Live/Workspaces are great for small businesses that are 
not over reliant on retail in their business model. These 
types of businesses have multiple channels for engaging 
with customers and commerce. With the internet, small 
businesses have more access to a wider audience than in 
the past. Live/Workspaces are more affordable for tenants 
by combining retail and residential spaces’ monthly rents 
or mortgages into one expense. Additionally, having the 
tenants present 24/7 provides continuous activity in the 
space, which helps the community grow closer because

there are more opportunities for existing residents to 
meet the tenants.

Live/Work lofts in Seattle’s Columbia City neighborhood 
provides tenants three floors with up to 2,000 square feet 
of flexible space that can be used for work or personal 
uses. The architects designed the lofts so that the 
tenants could have maximum flexibility in how they use 
their space. For example, one unit was converted into 
a library for a legal author, another unit was purchased 
by architects who used one floor as a conference room, 
and one unit was used as a bed and breakfast.16 Chief 
architect, Philip Christofides, described the project as, 



1 8 DAAP | SCHOOL OF PLANNING

17 Ibid

“design that built community within itself”17, illustrating 
how development can value community over retail.

Live/Work units are arranged similar to townhomes that 
allow for private front yards, patios, or workspaces. These 
spaces are great spaces for increasing visible activity from 
the building to the public right-of-way. The ground-level 
floors can act as an office, storefront, or personal space.
The live/work street design for Glenway allows for 

pedestrians on the sidewalk to easily enter, view and 
engage with owners and patrons.

Fig. 3.N: Street and public space design for the office scenario.
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Here, live/work units are depicted on Glenway along the
stretch of road that houses many residential buildings. 
The duality of live/work units allows for the building to 
blend seamlessly into the current urban fabric while 
overcoming immediate challenges, like large setbacks.

Fig. 3.O: Office scenario build-out on a vacant parcel.

Eliminating the setbacks and replacing them with front 
yards, workspaces, or patios better utilizes the space 
between buildings and the right-of-way. Additionally, 
balconies communicate activity and energy to vehicles 
and pedestrians from both far and near. Finally, having 
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large windows on the ground level lets the public see what 
is occurring inside the building, whether it be business or 
personal activities.

The Live/Work Site Plan for the Price Hill Will properties 
allows for up to six units. The units match the dentist office 
in the middle and let tenets utilize front yards to strengthen 
the bond between the building and the street. The live/
work units also have spacious private back yards that

are not easy to find in urban settings. Like the previous 
scenarios, parking is moved to the back of the buildings, 
with a green space occupying the very back of the lot. 
Alternative designs could provide for additional units 
with smaller yards and community greenspace.

Fig. 3.P: Office site plan for the Price Hill Will-owned property.

0 50 FT N
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18 Nick Swartsell, “Each Cincinnati TIF District, by the numbers,” last modified December 11, 2019, https://www.citybeat.com/news/blog/21105793/wondering-how-
much-each-cincinnati-tif-district-has-generated-we-got-you

Financing projects is always a challenge. The redesign of 
Glenway Avenue as a work district will hinge on the ability 
of key stakeholders like the West Price Hill Community 
Council, Price Hill Will, local businesses, residents, and the 
City of Cincinnati to advocate for the infill development 
projects laid out in Making Glenway Work. Since this plan 
is meant to be a template that the community can use to 
guide and inform future developments, it’s important to be 
aware of what financial tools are currently available in order 
to not solely leave the future of Glenway Avenue to private 
interests alone. The sooner the West Price Hill community 
begins enacting the recommendations put forth in Making 
Glenway Work, the more leverage the community will have 
with developers and financial interests in the future.

Fortunately, there are several funding options currently 
available to the community. Grant programs such as 
the City of Cincinnati’s Neighborhood Business District 
Improvement Program (NBDIP) and the Ohio Department 
of Transportation’s Safe Routes to Schools offers grant 
funding to improve streets and sidewalks. Additionally, 
West Price Hill and Price Hill Will have been awarded NBDIP 
funds in the past and are familiar with the application 
process. However, NBDIP grants are issued on a competitive 
basis and a key criterion is public support and backing. 
Therefore, wide public support must be garnered in support 
of Making Glenway Work before applying for funds. There is 
also the Duke Energy’s Urban Revitalization initiative that 
offers grant funding to redevelopment projects that aim to 
stimulate growth, job creation and further investments in 
Greater Cincinnati’s urban cores.

Infill development projects will be driven by private 
developers with Price Hill Will as a potential partner. A 
successful office project on the Price Hill Will property will

4
IMPLEMENTAT I ON

demonstrate the market need for office buildings. Market 
data supports this need, as 63% of the employment 
in the area (15 minute driving distance) is considered 
white collar. Redevelopment projects may be able to 
utilize the West Price Hill Tax Increment Financing (TIF) 
District, which this stretch of Glenway is part of. The 
City used this TIF district to help Price Hill Will acquire 
the property on Glenway in 2014. However, its current 
balance sits around $17,000 and must stay in the account 
due to debt coverage requirements, meaning this could 
be a long-term funding option if the fund significantly 
grows.18 That said, as debt is paid down on the account, 
TIF funding could be used for streetscape improvements 
from the recommended street designs. Moving forward, 
it is advised that all new construction be encouraged to 
opt into the West Price Hill TIF District so that funds can 
accrue at a faster rate overtime than they currently are.

For decades, West Price Hill’s Glenway NBD has been 
dealt a losing hand by focusing its economic revitalization 
and future solely on retail. Through exploring non- retail 
uses that revolve around the Work scenarios presented 
in Making Glenway Work, the district has the opportunity 
to set itself up for future changes in how people travel, 
work, and engage with the city. Establishing Glenway 
Avenue as a work district will help West Price Hill 
improve its street design, urban character, and vacant 
areas, while creating a sustainable district identity. Each 
Work scenario presented has great potential to thrive in 
West Price Hill and revive the street life along Glenway 
Avenue. Now, it's up to the West price hill community, 
Price Hill Will, and private interests to determine which 
scenarios work best for each property.


