XENIA CITY COUNCIL
MEETING MINUTES
MARCH 1, 2022
7:00 P.M.
1. CALL TO ORDER: President Smith called the Special Meeting to order at 7:00 p.m.
2. ROLL CALL: Vice President Will Urschel, Councilman Thomas Scrivens, Councilwoman
Rebekah Dean, Councilman Cody Brannum, Councilman Levi Dean, Mayor Sarah Mays, and
President Wesley Smith were present.
Staff present included City Manager Brent Merriman, Assistant City Manager Jared Holloway,
Finance Director Ryan Duke, City Planner Brian Forschner, and Development Director Steve
Brodsky. Dillin Corporation representatives who were present included CEO Larry Dillin and
Development Coordinator Jordanne Horn.
3. PRESENTATION AND CONSIDERATION – Xenia Towne Square Redevelopment
Plan: City Manager Brent Merriman thanked everyone for attending. He would be sharing
excerpts of the plan and drawings prepared for the plan as they consider ushering in the next phase
in the process. He was not seeking specific formal action from Council this evening—that would
come later. This evening, they were seeking concurrence that the plan represented the direction
they wish to go for redevelopment of the site. If so, they would come back to Council with
application action items to formally accept the plan and engage in discussion on the next steps. He
noted the Planning and Zoning Commission reviewed the final document at their meeting on
February 17, 2022, and endorsed the plan to City Council for consideration of formal adoption as
the blueprint for the future of XTS. He introduced Mr. Dillin and Ms. Horn to those present. He
said many Xenia staff members worked very closely with Dillin throughout the process of
developing the plan, and it had been an excellent experience working with representatives from
the Dillin Corporation. He said the City and the Dillin Corporation, working closely with
community residents, business owners, and stakeholders, have completed the redevelopment plan
for Xenia Towne Square (XTS), and this conceptual process was nearing completion. As stated,
the next steps would work toward implementation. The plan articulates a vision for catalytic
revitalization of this pivotal, 15.5-acre City-owned property in the heart of Xenia. The plan will
be used as a guide for the lengthy list of actions and decisions by multiple parties that will be
needed to implement this vision in the years to come. Tweaks and adjustments have been made
along the way, and he anticipated that as the plan was implemented, it would continue to evolve.
They tried very hard to come up with a plan that was respective of the historic downtown and
include the broader downtown area. They aimed to connect to and promote the surrounding historic
downtown. The project would be a high quality project and include pedestrian accessibility,
vehicular accessibility, it would reconnect some of the previous street grids (prior to 1974 tornado),
and it would create parking and open/green space for events. Key features included the following:
Plan Overview: The final Redevelopment Plan consists of the following key components:
•

•
•

Demolition of existing rear building at XTS, with relocations of existing XTS tenants to new
buildings or other locations as dictated by tenant needs.
Re-establishment of portions of the historic street grid in order to restore a walkable pattern that
complements the historic, mixed-use downtown.
Establishment of a permanent, sustainable destination with strong streetscape elements that connect it
to downtown.
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•
•
•
•
•
•
•

Vibrant public plaza in center of site, framed by new mixed-use buildings that becomes a center for
event programming that supports and engages the residents and businesses of the new district and
surrounding downtown.
Upper-story apartments on the north side of the proposed public space.
Angled extension of W. Market Street to preserve views of the existing courthouse tower.
For-sale and/or for-rent townhomes on the south side of Church Street and along a pedestrian--only
corridor that follows part of the historic N. King Street alignment.
Modification of W. Church Street to allow on-street parking, safer pedestrian crossings, and lower
traffic speeds, including a re-alignment to replace the broad curve with a 90-degree intersection at
Mechanic Street.
Strong merchandising focus around restaurant uses with small shops mixed in between and strong
streetscape.
South XTS building to be maintained, not demolished, with a redesigned façade and a “cut” in the
building to allow a northern entrance to a rear parking lot.

Mr. Dillin said his company’s interest was to help create legacies for communities, and to do that,
they must do something different than what has existed in Xenia while being respectful of the
City’s history. He believed in creating walkable environments, so they focused on connectivity so
people want to be there—even in inclement weather. He was also intentional in creating outdoor
dining spaces. They asked the community about architectural features, noting community
engagement was vitally important. They worked with staff and the stakeholder group during the
iterative process—they seldom “get it [the plan] right” the first time. They considered the results
of the third-party market analysis that included the evaluation of retail rents being paid in the area
vs. construction costs, which resulted in the need to lower the overall cost of the project and take
advantage of the some of the existing square footage. They never wanted to disregard the existing
tenants; rather, they had always planned to create an intentional merchandising strategy to include
existing tenants. The plan currently recommended preserving what was known as “Building B”
and giving it a facelift to include parking improvements as part of Phase 1:
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Mr. Merriman agreed with starting with rehabilitating Building B and the eastern two-thirds of the
site. The former Kmart site would not be a part of Phase 1; however, they could make it into green
space for community events until it was ready for further development. He acknowledged that they
have been very intentional with the owners and/or proprietors of outlying businesses that are not
part of the redevelopment plan including Arby’s, KFC, Fifth-Third Bank, US Bank, Xenia
Crossings, and the Ramada Inn. Mr. Dillin agreed, noting they cannot do anything about many of
those businesses right now, but there may be opportunities in the future.
Mr. Merriman noted there may be some pushback from the residents along W. Church Street, and
they would need to make some physical changes to W. Church Street to slow traffic down so there
was a safe residential environment. He reiterated that the plan aimed to create a walkable
environment. Mr. Dillin agreed, stating that he could not design a connected project and propose
development of townhomes along that corridor if the character of W. Church Street did not
change—even though the market was demanding them. Mr. Merriman and he then reviewed the
proposed phases in more detail:

Phasing: Phase 1 of XTS redevelopment would be the renovation and full tenanting of the existing
south building. Landscaping and infrastructure improvements would also occur. This phase would
make a strong visual statement about the future of the center and attract new businesses, igniting
a spark in investment that cascades into future phases. Phase 1A involved demolition of the
existing north building and construction of the public plaza and abutting mixed-use buildings,
along with the first two blocks of townhomes on W. Church Street. The land west of the future
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Galloway Street extension would occur in yet-to-be-determined future phases. The market analysis
did not currently indicate sufficient demand for this phase, but the demand was likely to grow as
Phases 1 and 1A are developed. It was also anticipated that successful execution of this project
would drive an additional “phase”: revitalization of the remainder of downtown Xenia.
Establishing the redeveloped XTS as a destination, coupled with strong physical connections to
the remainder of downtown, would likely drive up market demand for the area. This would
improve the economic feasibility for renovation and occupancy of existing downtown buildings,
including long-underutilized upper floors.
Mr. Dillin said the developer must be focused on specific tenants as part of an overall
merchandising strategy. They should not put out “for lease” signs and take whoever can pay the
lease. They must have a plan and look beyond the borders of the project site and connect the
downtown and other parts of the City. They want to compel—and not undermine—sales for
existing businesses. However, he cautioned that patience would be required—creating a unique
and sustainable environment would not happen overnight.
Mr. Merriman shared a “street view” rendering (western end of Phase 1) so those present could
get a better feel of what the project could look like:

Based on market information and experience, Mr. Dillin said they had to make some assumptions
when working on the financial analysis on the types of tenants they may get and the timeframe in
which they would get them. He then shared the commercial merchandising strategy, which was
included in the final report. Ms. Horn noted that D and E have been switched. Mr. Dillin said for
the merchandising strategy to be successful, they would have to change the makeup of those who
are shopping in the area and create a destination location to attract people who are currently not
shopping in Xenia. If they do not create a unique environment, he believed that Xenia’s population
was not large enough to support a development of this size, as demonstrated by the existing vacant
space.
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Vice President Urschel said as they discuss making the area a walkable location, he noted the heavy
traffic, including semi-trailers, that traverses through the downtown area and uses the routes around
the project site. The project site would not be the intended destination for most of that traffic. Further,
drivers do not obey the speed limit. Mr. Merriman said the downtown safety project that was
accomplished several years ago worked to make the area safer for pedestrian and bike traffic and
was designed to accommodate semi traffic with regard to turning radii, etc. As policy makers, he
recognized that Council would receive some pushback from people. However, he noted they would
not be able to achieve both a walkable, bike friendly downtown location and a fast, expedited way
to get through the downtown. There would need to be a bit of a culture change. Mr. Dillin agreed.
He tells every community that he works with that community leaders, including City Council
members, have to get behind the project. They cannot undertake a $75 million project without the
backing and support of Council and community leaders. He did not know what the answer would be
for Church Street; however, he did not believe the proposed plan would work without making some
changes. He asked about the traffic study. Mr. Forschner said the traffic study was getting close to
completion. Mayor Mays asked if Market and Galloway would be addressed during Phase 1.
Mr. Merriman said Galloway would definitely be a part of Phase 1.
President Smith asked if any potential tenants were already being considered. Mr. Dillin said while
he has talked to many people about this project, the redevelopment plan and merchandising
strategy were not final; therefore, there were no plans for any business(es). They haven’t presented
the vision for this project yet. Further, he explained that the current Covid pandemic was
considered a “black swan” event, such as the terrorist attack on 9/11. Things will continue to
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change and evolve and many things still need to be determined before they can start “selling” the
project. Mr. Merriman agreed they cannot lock into specific numbers or timelines, especially with
current world events (Ukraine).
Implementation: Mr. Merriman said the project would be based on best practices and experience.
They want a high quality project, but it had to be achievable and sustainable. They are working to
leverage the existing utilities and infrastructure. Regarding financing, they would look for both
public and private partnerships, including TIF 1 arrangements. Mr. Dillin said the economic model
would continue to change and evolve; there are various approaches for public support. He noted
that investors would have an expectation on their return on investment. He respectfully suggested
that Council consider a partner and not just a developer. Mr. Merriman said once the plan was
formally adopted by City Council, staff would work with Dillin to form a development team and
necessary agreements and identify steps needed to move forward with initial phases. However,
success of this project would not be possible through only the work of Dillin, the City, and the
development team. Full implementation of the XTS Redevelopment Plan would likely take more
than five years. Difficult decisions about infrastructure changes and public investment were ahead.
Xenia’s market position was still viewed as too risky for a single entity to finance a project of this
scale and level of investment. It was more likely that the development team would need to recruit
a collection of “small” investors, ideally at the local level, to make the project happen. All of this
means that it would be critical to maintain continued community support of this project at the
grassroots and leadership levels for years to come.
Mr. Merriman entertained comments, questions, or concerns. Vice President Urschel said he has
heard people refer to this plan as being similar to The Greene in Beavercreek; however, he noted
The Greene was surrounded by a highway and major thoroughfares. Whereas, this project was
looking to incorporate new residential housing along with creating connectivity to existing
adjacent housing. Mr. Merriman agreed, adding that they also want the project to connect to the
older historic downtown, including the Eavey Building and the Carnegie Library, and they will
look to engage with the Downtown Merchants Association.
There was a brief conversation on the effort to work with Greene County leaders with regard to
their offices that are located in downtown Xenia, the future of the jail project, etc., and how their
employees contribute to the downtown marketplace. Mr. Merriman believed there was a mutual
desire to partner together to develop a longer term plan. Mayor Mays said representatives from the
Xenia Library have also reached out about their planned remodel that they hope to undertake in
the next three years.
There was also a brief discussion about the name “Xenia Towne Square,” and whether the site
would continue to be named as such, if the name would change, or if it would not be named at all
and just become part of the downtown. Mr. Dillin said they have a project to start selling today,
and brand identity was important. Mr. Merriman said when some people hear “Xenia Towne
Square,” the phrase was associated with negativity. Mr. Dillin agreed; so, the sooner they address
the “name,” the better. When some people think of Xenia Towne Square, they believe they will be
dealing with what exists today—so a marketing campaign needed to be launched quickly. If they

1

Tax Increment Financing (TIF) is an economic development mechanism available to local governments in Ohio to
finance public infrastructure improvements and, in certain circumstances, residential rehabilitation.
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choose to brand it, they can do that now to include logos, etc., or they could work with the
developer on new branding.
Mr. Brodsky presented the option for developing design guidelines. Mr. Dillin said design
guidelines (standards/restrictions) are prepared for every project he works on. The first time he
developed design guidelines, it took three years, but now, they are developed in three months. He
explained how they have created Architectural Review Committees in other cities for their specific
projects and the process for the plan review and approval.
Mr. Brodsky said when they talk about the “market,” he noted it did not follow the geographic
boundaries of the City of Xenia. The retail market was much broader, and it was a lot more
convenient for those residing or working in the eastern part of Beavercreek to come into Xenia to
shop versus driving across Beavercreek. Mr. Merriman agreed, adding that those living or working
in Yellow Springs, southern Clark County, Jamestown, Cedarville, etc., also come into Xenia.
Mr. Dillin agreed. When he markets a project, he looks at a 20-minute drive time and up to a threehour radius.
Mr. Dillin shared that he and his staff have thoroughly enjoyed working in Xenia—it is a beautiful
community. Working with staff, the community members, and the stakeholder group was very
rewarding. He expressed his desire to continue working to carry out the vision of this project.
President Smith asked about the next steps. Mr. Merriman said the formal arrangement with Dillin
Corp. was coming to a conclusion, and they will be faced with an important decision. The next steps
would include adopting the plan via a legislative action, a development agreement to hire a developer
of record, purchase agreements, deed restrictions, etc. Council should anticipate action items in the
coming weeks. He entertained other comments from Council and/or staff. Mr. Forschner said
“success breeds success,” and if they are successful with this project, it would become a catalyst to
drive value and interest in the rest of downtown, investment in historic buildings, etc. Mr. Merriman
believed this project would be one of the biggest decisions Council would make during their years
of service. Vice President Urschel agreed—the project would be unique and transformational, and it
would restore downtown as the focal point of Xenia as a place to bring the community together.
An audience member asked to speak. Mr. Merriman granted her permission to speak. Sue Hunt
said she has been in Xenia all of her life, and she has seen the good times, the devastating times,
and all the changes since the 1974 tornado. The proposed redevelopment plan was a dream, and
she was so excited for the dream to come true.
President Smith thanked Dillin Corp. and all who were involved in this arduous process.
Mr. Merriman complimented Council on taking a leap of faith to pursue a process like this.
4. ADJOURNMENT: Motion by Councilwoman Dean, seconded by Mayor Mays, to adjourn
the Special Meeting at 8:45 p.m. No discussion followed. The Roll on this was the following:
Ayes: Urschel, Scrivens, R. Dean, Brannum, L. Dean, Mays, Smith
Nays: None
motion carried.
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