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CHAPTER ONE--INTRODUCTION

"If we are to arrive at the year 2000 and view about us a world werth living In and worth turning over
to future generatlons, we must concelve most of that world today and bulld It with every succeeding

tomorrow."
= Glenn T. Seaborg

The City of Moraine is at a crossroads. With today's global economy impacting Moraine’s businesses, past
perceptions impacting its ability to attract new residential development and a tightening of federal and state
government purse strings, the City faces several challenges. A quick look at recent events point out

several of these challenges:

» The Pinnacle Road Landfill operations have ceased and the land area is now being reclaimed as
natural, open space. How will this affect new residential development in the area?

The Dayton area economy, of which Moraine plays an integral role, continues its struggle for
diversification. Can Moraine foster and create jobs in the new engines of economic growth, namely
the "niche" manufacturing, distribution, and service sectors of the economy?

The completion of the long-awaited Sellars Road connection demonstrates a new commitment on
the part of the City to enhance the visual appearance of even the most fundamental elements of the
cityscape. Can Moraine maintain this commitment to aesthetic enhancement yet still attract new

business and residential development?

The comprehensive planning process which generated this Plan has created a new excitement and vigor
within the Moraine community to address these issues and any other problems which may impede the
City's future growth. The 21st Century promises to be an exciting time for the City, and this Plan marks
the City's first step in organizing and preparing to meet the challenges of the future.

I. WHAT IS A COMPREHENSIVE PLAN

The Comprehensive Plan for the City of Moraine, Ohio, represents a coordinated and unified vision for the
future development of all areas of the City. The Plan is an expression of the goals, policies, and maps
created during the planning process and its overall intent is to influence each of the following factors.

(1) Progress and Preservation: To create planning documents for the City which are dynamic
instruments for guiding development decisions, while at the same time protecting Moraine’s unique,

livable character;

(2) Public Involvement: To promote a thorough understanding of the planning and decision-making
process, and to insure that public participation is meaningful and informed;

(3) Economlc Development Opportunities: To provide a consistent and fair process for developers,
homeowners, and City leaders to implement the conclusions of the Plan; and

(4) Predictabllity: To provide a degree of certainty about the future regarding development decisions,
thus protecting both existing and future landowners in the area.

Furthermore, this Plan is not a law in that it defines precise restrictions; rather it is a document that
influences public and private decisions because its recommendations are supported by both sectors.
Ultimately, this Plan seeks to strengthen some of the City's most important remaining assets and move
toward solution on some of the land use issues facing the City's present and future.
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Finally, it is important to understand that this Plan should be viewed as a "framework" for future decisions.
The Plan does not just consist of a rendered map which indicates areas that should be commercial,
residential, industrial, etc. Instead, the Plan provides a detailed framework for making land use decisions

because!:

e It is "long range” in that it projects physical development patterns to accommodate several years of

economic growth;
e It is "comprehensive® since it is based on an analysis of a wide variety of man-made and natural

factors;
e It is "general” in that it forms a policy guide for future development by proposing general rather than

specific locations and sizes of elements; and
° It permits the City to relate specific projects, development proposals, and zoning matters to a

coordinated program of development for the City.

In the end, the Comprehensive Plan will serve as a guide and evaluation measure for the City as it makes
decisions which future generations will have to endure.

Il. HOW TO USE THE COMPREHENSIVE PLAN

i

The planning process used to develop this Plan was designed to provide the City with a document which
assists in day-to-day decision making and provides direction for the long-range development of Maraine.
Through input at several public meetings, task force meetings, and review by City staff members, areas
of problems and opportunities were identified. Goals have been developed which address the problems
and opportunities and reflect a common vision for the City’s future. The goals are accompanied by
policies which define actions to be taken to achieve the City's goals. The goals and policies will provide

direction to the community when considering:

» The adoption and administration of land use laws (zoning and subdivision ordinaices);

* The coordination between public and semi-public agencies; and
e Land use, transportation, community facilities activities, and investment of public and private funds.

For example, when an application is made for a zoning change within the City, the Comprehensive Plan
should be consulted to determine the proposal's compliance with the City's long-range goals and policies
that affect the subject property. The applicant's property should be generally located on the Conceptual
and Detailed Land Use Maps to determine the policies initially applicable in reviewing the request. Due
to the nature of the request, more specific policies may also apply in making a decision on the requested
zoning change. By utilizing this framework, the Plan begins to act as an evaluation tool for the Planning
Commission and the City Council. To this end, each proposal is afforded a fair and consistent method
to be judged according to the individual merits of the proposal.

In addition to zoning decisions, coordination between City departments and other public and semi-public
agencies can be facilitated through reference to the Plan. The desirability to use public school property
to meet neighborhood-based public park/recreation needs is an example of joint public agency actions

supported by the Comprehensive Plan.
lll. STUDY AREA

The geographic boundaries of the Comprehensive Plan study area are the geographic boundaries of the
current city limits of Moraine, plus additional acreage to the west of the City. Recognizing that Moraine
is part of the overall Dayton region, many of the analyses attempt to structure the City's *fit" in the region.
The majority of the Plan's elements, however, concentrate solely on land within these study area
boundaries. lllustration 1, on page 1-4, depicts the limits of the study area.
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In a similar manner, a Comprehensive Plan that ignores the presence and influence of its adjacent
incorporated municipalities would be erred from the start. In acknowledgement of this fact, the separate
cities in the Moraine area have been contacted and, to the maximum extent feasible, their planning goals
and policies have been accounted for in this Plan. In this way, the proper interface between Moraine’s and

other municipal planning programs can be achieved.
IV. ORGANIZATION OF THIS DOCUMENT

This document is divided into three volummes; and Volume One--Inventory, Analysis, and Alternatives,
contains the first three chapters. Chapter One--Introduction introduces the Plan and discusses the basis
and function for the Comprehensive Plan. Chapter Two--Inventory and Analysis includes background
data and analyses concerning the critical issues affecting land use decisions in the City. Additionally, the
process followed to identify planning issues and preliminary determinations of the preferred approaches
to resolving these issues are presented in this Chapter. Chapter Three--Alternative Plans identifies
alternative land use strategies for dealing with the issues confronting the City. Each conceptual alternative
will be reviewed and critiqued, and conclusions will be reached regarding the positive and negative
aspects of each concept. Volume Two--Comprehensive Plan includes four separate chapters. Chapter
Four--Introduction and Goal Statements introduces the format utilized in the Comprehensive Plan and
the specific goals accompanying the plan. Chapter Five--Conceptual Development Plan, presents the
guiding vision and direction for the City's future growth. - This chapter will outline a conceptual framework
of policies and land use classifications upon which more specific and detailed strategies and policies can
be based. Chapter Six--Detalled Development Plan presents the culmination of the planning effort.
Detailed Land Use Maps and specific land use and transportation strategies are presented to guide the
development of the City. Chapter Seven--Urban Deslgn Guldellnes presents both general and specific
strategies and guidelines to affect the visual appearance of important areas within the City. Specific

strategies and land use policies will be presented for application in these areas.

Finally, Volume Three--Implementation Strategles and Appendices contains two concluding sections
of the Plan. Chapter Elght--Implementation Strategles outlines specific implementation strategies that
will enable the City to carry out the purposes of the Plan. Strategies such as zoning ordinance revisions,
funding alternatives, and recommendations for further study will be included. The last section of the Plan,
Appendices, contains supporting data and information utilized in the formulation of the Plan.

To conclude, this document attempts to provide all participants in land use decisions, both private and
public, a "user-friendly* guide that establishes the formal ground rules for affecting physical change in the
City of Moraine. The next section of this document focuses on the research, inventory, and analysis of the

critical factors affecting the growth and development of the Moraine area.
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CHAPTER TWO--INVENTORY AND ANALYSIS

A review and analysis of the demographic and physiographic issues which are present within Moraine is
needed before a coherent and effective plan for future growth can be formulated. Accordingly, the
purpose of this chapter of the Comprehensive Plan is to review these variables as they relate to current
and future land use and transportation planning and development in the City. Once the key issues are
identified and the factors which impact them are known and agreed upon by all interested parties, then

the City can move to provide acceptable solutions for its citizens.

This chapter summarizes the data collection efforts utilized in the formation of this Plan. By no means
does this chapter include all the data collected by the consulting team. Instead, key socioeconomic,
demographic, and geographic variables are reviewed to provide: (1) a portrait of the City as it exists
today; and (2) an analysis of these trends to assist in forecasting future issues and opportunities lying

ahead for the City.

I. PLANNING METHODOLOGY
The plans and policies found in this report are the direct result of a coordinated planning process
conducted by the Planning Team. The team consisted of the City of Moraine Comprehensive Plan
Committee (private individuals and public officials with experience and expertise in land use issues), the
City of Moraine Planning Commission, City of Moraine planning staff, and the Consultants. In addition to
this planning team, the citizens of Moraine and surrounding areas were active participants in the planning
program. Over 20 public meetings were held throughout the project to discuss the status and direction
of the planning effort; and at each opportunity, the Moraine citizenry provided valuable input to the
planning team. Outlined below is the four-phase planning program which has concluded in the production

of this report.
A. Phase |--Study Area Reconnaissance

This phase included a comprehensive inventory of the study area which identified and documented all
aspects of the study area's physical, demographic, and economic conditions. lllustration 1, on page 1-4,
indicates the extent of the planning area. While this data was collected throughout the life of the project,
the bulk of the data was received and analyzed in the first few months of the project (August 1993 - March

1994).

To insure that the Plan provided sufficient detail throughout the planning area, the study area was
segmented into three planning *subareas” (identified in lllustration 1). Subarea A consisted of the older,
industrialized portions of Moraine, east of the Miami River. Subarea B was formed by the river on the east
and Infirmary Road on the west and consisted primarily of residential neighborhoods. Finally, Subarea C
was designated as the "rural west." The primary determinant of its western boundary was the proposed

location of the Route 892 (proposed western extension of Interstate 675).

B. Phase lI--Planning Program Concepts

The purpose of Phase Il was to establish the general guidelines for a coordinated planning program for
the future. The team accomplished this task primarily through means of a task force workshop and public
meetings in each subarea in which the results of the inventory and research were reviewed, analyzed, and
discussed. The workshop and public meetings helped define critical issues for both present and future
planning programs, as well as provide overall direction to the team in terms of general land use strategies

and growth development projections.
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C. Phase lllI--Concept Planning

Several preliminary land use alternatives were prepared for this phase of the planning process. The
cencepts for future development patterns were presented to the Comprehensive Plan Committee and to
the public, thus insuring a means by which public comment could be received. The alternatives sparked
lively debate in all forums at which they were presented, and this public debate provided valuable input

for the selection of a final land use and transportation plan concept.

D. Phase IV--Final Plan and Project Wrap-Up

The final phase of the program centered on the presentation of a draft Comprehensive Plan document to
the Comprehensive Plan Committee and to the general public. A draft text of the policies and programs
of the Plan was presented, as well as graphic representations of the various land use classifications and
strategies. Public input was received and appropriate revisions were made. Finally, the planning team
presented a final Comprehensive Plan document to the City of Moraine Planning Commission and City

Council for review and adoption. =
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. DEMOGRAPHIC AND ECONOMIC ANALYSIS

This portion of the Plan presents the important socioceconomic characteristics of the study area so that a
composite profile of the Moraine area can be formulated. This section is formatted into four major areas:
(1) a regional analysis is presented which describes Moraine's *fit* in the broader Dayton region; (2) a
socioeconomic profile of Moraine is reviewed to permit a more detailed examination of the critical issues
facing the City now and in the future; (3) an economic profile of the City is reviewed; and (4) final
concluding remarks are presented along with a synopsis of the consensus planning issues identified in

the research.

A. Regional Analysis

The City of Moraine is located at the southwestern fringe of the central core of the City of Dayton. The
Dayton metropalitan statistical area (MSA) serves a key economic hub for the Interstate 75 corridor in
southwestern Ohio and southeastern Indiana. lllustration 2 indicates the study area’s position in the

broader Midwest region of the United States.

/%N | . .
Midwest Regional Map

Moraine, Ohio Comprehansive Plan

Like many other communities across the United States, Moraine was once a physically-separated suburb
of Dayton, but as the interstate highways were built and access throughout the region was enhanced, this
separation quickly diminished. Accordingly, Moraine's stature in the broader Dayton MSA is an important
variable in analyzing the City's potential for future growth and development. Exhibit I, on the next page,
presents relative comparisons of cities and communities in the Dayton MSA on a range of socioeconomic

and "quality-of-life" measures.

Exhibit | points out two important conclusions for Moraine's future. First, Moralne continues to be a
leader and economic force In the creation of Jobs In the area. With the exception of Kettering, Moraine
outpaces all other Dayton communities in total worker population within their City limits. With a "worker-to-
resident" ratio of 2.76 within the City, it is clear that Moraine has been and continues to be a strong

industrial employment base for the Dayton area economy.
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ANNUAL UNEMPLOYMENT RATES
1970-1990

190 150
[EMoraine EaEconomic Trade Area mMGhio EU.S.,

It is important to note, however, the large
unemployment increases which occurred

Maraine's strength as a job center
also makes it wulnerable to
fluctuations in the increasingly
competitive global economy.
llustration 3 indicates the results of
this competitive environment.
During the recession of the late
1970s, the City's unemployment
rate jumned dramatically.  This
recazeiar and local manufacturers'
realization that their new
competitors not only reside in
Cincinnati, Chicago, and
Tennessee, but also in Japan and
Mexico, helped to accelerate
changes which Ileveled off
unemployment rates in the late 80s
and early 90s to near state and
regional averages.

EMPLOYMENT DISTRIBUTION

1980

in the City during the 1980s compared to %
the overall region (see lllustration 3). A
diversified employment base (i.e,
manufacturing, distribution, services,
ete.) could have potentially lessened the
negative impact of this manufacturing
recession and realignment. lllustration 4
depicts the transition occurring in the
Dayton and U.S. economies during this
period of time. Moraine has moved
towards diversification of their

% OF TOTAL EMPLOYMENT

T o Gon

employment base, but policies and sy Tenru
[EMoraine  pAEconomic Trade Arsa |EC>hiaJ )

programs to assist businesses in their
realignment and diversification strategies
should be pursued by the City to insure ;
the future stabilty of Moraine's

1990

employment base. Moraine's location
and accesslbllity along the Interstate
75 corrldor present significant
advantages In marketing the City as a
new dlistribution/services employment
center. This Plan must Identify land
use areas along this corridor to
accommodate future economic growth
for Moralne.

% OF TOTAL EMPLOYMENT
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The sacond Important Issue resulting from the comparisons of local communitles to Moralne Is the
Clty’s historlc posltion as the least affluent community In the economic trade area (ETA).

PER CAPITA PERSONAL INCOMES
1970-1990

Dollars (Thousanda)
S

1570 13a0

16.8

7

1930

[EMoraine P2Ecanomic Tade Ares  MOChio [@U.S. |

lllustration 5 indicates the per
capita income for the region over
the past 20 years. Even though
Moraine's per capita income has
averaged an annual increase of 12
percent over the last 20 years, the
ETA, state, and national figures
have done likewise. More
disturbing, however, is the fact that
the gap between Moraine residents
and the broader Dayton region
(ETA) appears to be widening. In
1970, Moraine's income was within
12 percent of the ETA; by 1990, the
ETA surpassed Moraine by 48
percent. It appears that the wealth
created by new jobs in the City and
throughout the ETA is not being
captured by existing Moraine
residents.

As portions of Moraine’s citizenry learn to succeed in this transitioning economy, other sections of the
community, whose education and skills do not match current employer’s demands, are being left behind.

lllustration 6, the
educational attainment of Moraine's
residents continue to fall short of
regional (ETA), state, and national levels,
Between the years 1970 and 1990, the
number of persons 25 years and older
who possessed a high school education
or better doubled in the City (30 percent
to 61 percent of population), but the
ETA, state, and national averages far
outpace Moraine's percentages. Lack of
education and adequate training is a
significant obstacle for job applicants in
today's economy, and the reliance on
technical skills for future jobs will only
increase in the future. Accordingly, this
Plan should review the options whlich
exlst to provide expanded education
and tralning opportunities for Its
cltizens and continue to provide
locatlonal opportunities for
businesseas which could utilize skllled

As shown in

% OF TOTAL PERSONS >25 YAS

laborers and craftsmen from the Moralne area.

EDUCATIONAL ATTAINMENT
H.S. OR BETTER 1970-1990

1w

1960

' [EMoraine @Economic Trade Ares MOl |

Finally, it is likely that the "suburbanization" of the Dayton area will continue over the next 20 years.
Moraine's past role in this growth has been very limited, but with the introduction of the proposed Route
892 freeway connector, this role may change. With a history of a strong, pro-business environment within
the City and the presence of vast amounts of developable land at the City's western fringe, Moraine's fit
in the Dayton area has the potential to change dramatically over the planning period. Moralne’s transition
to a more-balanced community, consisting of an even mix of daytime workers and full-time residents,
should be a goal for the community, and this Plan must Identify land use areas and patterns where
future residential and non-resldential growth can occur In harmony.
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B. Socioeconomie Profile of Moraine

Meraine's historical position in the overall Dayton community continues to impact Moraine's future within
the region. The aforementioned analyses indicate, however, that Moraine's stature in the region has the
potential to grow if its strengths can be enhanced and the City’s past perceptions can be overcome. This
section of the Plan provides detailed information regarding the City's current demographic profile and its
forecasts for the future. Figures examining the current population trends and forecasts will be examined
first, since these estimates form the foundation of future land use area needs. Descriptive data will then
be presented to provide further detail on the existing and future population base of the City.

1. Population

A key component of any land use planning program is a thorough examination of the demographic trends
affecting the study area’s population base. Plans and policies must be based on realistic forecasts of
future residential and non-residential growth based on the demand generated for these land use types by

the City's population.

Table 1 provides.a summary examination of the population trends and forecasts for the City of Moraine,
Ohio, over the period 1970 to 2015, -

TABLE 1
MORAINE AND DAYTON MSA

POPULATION TRENDS AND PROJECTIONS

CITY 1970 1980 1990 1995 2000 2005 2010 2015 % CHAMGE % CHANGE
1970-90 1990-2015
Moraine
Pepulation 4,888 5,325 5,989 6,040 6,300 6,980 7,660 8,330 22.5 9.1
Total Households 1,660 |2,058 [2,209 |2,387 |2,510 |2,792 |[3,064 |[3,319 40.2 44.4
Persons Per Household 2.98 2.59 2.54 2.53 2.51 2.50 2.50 2.:51 (14.8) (1.2)
Total Land Area 3,523 4,428 4,518 5,902 5,902 5,902 5,902 5,902 30.6 0.0
(Acres)
Persons Per Acre 1.4 1.2 1.3 1.0 - A 1.2 1.3 1.4 0.0 0.0
Dayton MSA
Population (000's) 975 942 951 948 985 992 1,009 1,026 (2.5) 7.9
SOURCES:  U.S. Bureau of Census NOTES
Miami Valley Regional Planning Commission (a) 1990-2000 Growth rate equals 0.5% per year
(b) 2000-2015 Growth rate equals 2.15% per year

Ohio Data Users Center
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The 1990 Census indicated 5,989 persons resided in the City of Moraine, an increase of 12.5 percent over
1980 figures and a cumulative increase of 22.5 percent since the City's first decennial census in 1970. This
slow growth rate can be attributed to a variety of factors including locally unwanted land uses (i.e.,
Pinnacle Road landfill, sludge pits, etc.), and lack of efficient access to potential residential areas. The
focus of Dayton's residential growth during this period of time was to the east and south (i.e., Centerville,
Kettering, Washington Township), while Moraine maintained its position as one of the region's economic
strongholds. Also, note that the Dayton MSA actually lost approximately 2.5 percent of its population base
during this period of time. Finally, although Moraine's population base expanded, the numbers belie the
fact that this expansion occurred due primarily to the City's annexation policies during this ime. While the
study area's population grew by 22.5 percent over this period, the City's size increased by over 28 percent.

Table 1 also presents forecasts for future population growth in the Moraine planning area. These
projections are based on historical rates of growth, a review of local, regional, and state population
projections for the area and a final review and revision by the Comprehensive Plan Committee of the City
of Moraine. As indicated in Table 1, Moraine's population growth will remain slow through the first years
of the planning period (1995 - 2000), but as the City implements the policies and programs included in
this Plan, growth will accelerate, averaging 2.15 percent annual increases over the period 2000-2015.

Three important points result from these projections:

a. School District Effects on Projections: Throughout the planning process, the research pointed to
the inescapable conclusion that the number one determinant of population growth for a Dayton area
community is the relative quality of its school system. Since Moraine children presently attend
school in three different schoal districts (Kettering, West Carrollton, and Jefferson townships), the
perceived inadequacy of various systems will play a large role in determining the accuracy of these
projections. Without a positive public relations effort by the City and the school districts to promote
their shared interest in gaining new residents and students, it is unlikely that these projections will

be attained.

b. Route 892 Impact: Just as important, the proposed Route 892 outerbelt could have a significant
impact on future population projections. If this freeway is delayed to the end of the planning period,
it is likely the dramatic economic and residential growth occurring because of its implementation
will not oceur during the planning period. If the schedule is accelerated, these projections could

be exceeded by the year 2015.

c. Annexation and Densification: Table 1 includes projections for the City’s continued annexation of
areas adjacent to its current boundaries. These figures assume nét gains in population due to
these annexations, but no attempt has been made to differentiate between growth occurring due
to annexation and growth occurring due to immigration. In either case, Table 1 represents a
reasonable projection for the size of the City's population and land area base. Furthermore, the
relative "densification” of the City will be minor. Moraine is projected to remain as a "suburban®
community throughout the planning period. The number of persons per acre will remain at or near

current levels throughout this period.
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2. Selected Soclal and Economle Characteristics

Table 2 presents a summary of selected sccial and economic characteristics of the City's population.
These characteristics are compared to similar standards for the regional and state population.

TABLE 2

SELECTED SOCIAL AND ECONOMIC CHARACTERISTICS
MORAINE, OHIO

TOTAL PERSONS 5,325 5,989 906.1 893.5 10.80 10.85
Male 2,663 2,944 436.3 431.1 5.22 5.23
Female 2,662 3,095 469.8 462.4 5.38 5.62

AGE DISTRIBUTION
0 - 19 YRS. 3141 28.5 31.3 27.9] 28.6 28.1
20 - 44 YRsS. 39.9 41.7 38.7 40.8 41.3 39.6
45 - &4 YRS. 20,2 17.9 20.4 18.9 19.8 19.3
64+ YRS. 8.8 11.9 9.6 12. 1.3 13.0

RACE
White 98.8 94.9 82.3 81.4 88.8 87.8
Black 0.02 3.3 16.5 17.1 10.0 10.6
Asian/Hispanic/Other 0.09 1.8 0.2 0.5 0.2 0.6

POVERTY STATUS
Per Capita Income 6,161 11,166 8,645 16,893 7,285 13,461
Poverty-Families 12.8 10.7 8.6 7.0 10.4 9.7
Poverty-Persons 12.0 12.2 9.4 8.9 10.1 12.5

NOTES:

1. Economic Tarde Area = Cities of Moraine, Miamisburg, West Carrollton, Kettering, Oakwoed, Trotwoed,

Dayton, Centerville and remainder of Montgomery County.
2. Population figures for Economic Trade Area expressed in thousands; for Ohio in millicns.
3. Age, Race and Poverty figures are expressed as percentage of entire population.

The figures in Table 2 indicate three important issues pertaining to the development of this plan.

a.

Aging of Moraine: Table 2 indicates that Moraine’s population is continuing to age, and without new
population growth and new families, the City's population base and the City will transition into a
"mature” condition. In the 20 years between 1970-1990, the percentage of the City’'s population over
the age of 45 years increased 12.5 percent, while ages 0-19 years reduced by over 25 percent.
While this trend provides an ample supply of working-age persons for the City’s employers,
It does not Indlcate an Influx of young persons that s critical for the continual rejuvenation and

growth of the Clty.

Homogeneity of Moraine: The City, unlike the ETA and the state, has a more homogenous
population. By 1990, the "white" population of Moraine was almost 95 percent of the total, 12 percent
higher than regional averages and 10 percent higher than state averages. The policles and
programs created In this Plan must afford falr housing and employment opportunities for all

potentlal Moralne cltizens.

Poverty in Moraine: As examined earlier in this text, the City's populaiion consistently ranks lower
than regional, state, and national averages on income measures. Table 2 provides another indication

of the City's lack of affluence. Poverty rates for Moraine's families are over 30 percent higher than
those of the ETA and 10 percent higher than state figures,




3. Incomes and Housing

As examined earlier in this report, per capita incomes and education levels in Moraine fall consistently

below regional, state, and national averages.

MEDIAN HOUSEHOLD INCOMES
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lllustration 7 indicates that median
household incomes within the City

have averac:ed a!rmst 5 percent
Boeigur rae et sveegaes over the

Iast 20 years and it appears that
this income gap Is widening.
Household incomes have increased
170 percent over the last 20 years,
but still constitute only 77 percent
of the ETA median household
income and only S0 percent of the

state average.

lllustration 8 provides contradictory evidence to the lack of wealth and financial stability within Moraine's

families and households.

lllustration 8 indicates that Moraine's percent of owner-occupied housing is

higher than the ETA, the state, and national averages. Even if the City of Dayton is removed from the ETA
calculations, Moraine still compares favorably to the rest of the cities in the Dayton region.

This data appears to contradict the
measures of wealth and income
previously reviewed. It appears
that many Moraine households are
*property-rich and cash-poor” in
relation to other households in the
region and state. The reasons for
this confusing set of income data
may be many, including a large
segment of the population being
older and owning or maintain large
equity paositions in their current
houses. Whatever the reasons,
there appears to be a reservolr of
wealth and cash equity In the
Moralne community that could be
used as leverage for future
educatlon programs,
nelghborhood enhancement
projects and/or the creation of a
“move-up" residentlal market.

% OF POPULATION

OWNER OCCUPIED HOUSING UNITS
1970-1990
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