6:30 PM

CITY OF DELAWARE
PLANNING COMMISSION MEETING
COUNCIL CHAMBERS
1 SOUTH SANDUSKY STREET
6:30 P.M.

AGENDA

DECEMBER 15, 2021

Live streaming of meeting will be available under "Events' at www.delawareohio.net and will no
longer be available on Facebook Live.

1. ROLL CALL

2.  REGULAR BUSINESS

A. Addison Farms (Tabled at the December 1, 2021 Planning Commission Meeting-motion
required)

1.

2021-3843: A request by Addison Properties for approval of a Rezoning Amendment
from A-1 (Agricultural District), R-3 (One-Family = Residential District) and B-4
(General Business District) to A-1, R-3 & B-4 PMU (Agricultural District, One-Family
Residential District and General Business District with a Planned Mixed Use Overlay
District) for Addison Farms on approximately 272.67 acres located west of US 23 and
east of Smith Park.

2021-3844: A request by Addison Properties for approval of a Conditional Use Permit
allowing the placement of PMU (Planned Mixed Use Overlay District) to be
established for Addison Farms on approximately 272.67 acres located west of US 23
and east of Smith Park.

2021-3845: A request by Addison Properties for approval of an Overall Preliminary

Development Plan for Addison Farms on approximately 272.67 acres located west of
US 23 and east of Smith Park.

ANTICIPATED PROCESS:

1. Commission Motion to Remove Cases From the Table

2. Staff Presentation

3. Applicant Presentation

4. Submission of received public comment (public hearing closed at November 3, 2021
meeting)

5. Commission Action

3. PLANNING DIRECTOR'S REPORT

4.  COMMISSION MEMBER COMMENTS

5. NEXT MEETING DATE: January 5, 2021

6. ADJOURNMENT
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Staff Reports
REGULAR BUSINESS

Addison Farms (Tabled at the December 1, 2021 Planning
Commission Meeting-motion required)

1. 2021-3843: A request by Addison Properties for approval of a
Rezoning Amendment from A-1 (Agricultural District), R-3
(One-Family  Residential District) and B-4 (General
Business District) to A-1, R-3 & B-4 PMU (Agricultural
District, One-Family Residential District and General
Business District with a Planned Mixed Use Overlay District)
for Addison Farms on approximately 272.67 acres located west
of US 23 and east of Smith Park.

2. 2021-3844: A request by Addison Properties for approval of a
Conditional Use Permit allowing the placement of PMU
(Planned Mixed Use Overlay District) to be established for
Addison Farms on approximately 272.67 acres located west of
US 23 and east of Smith Park.

3. 2021-3845: A request by Addison Properties for approval of an
Overall Preliminary Development Plan for Addison Farms on
approximately 272.67 acres located west of US 23 and east of
Smith Park.

ANTICIPATED PROCESS:

1. Commission Motion to Remove Cases From the Table

2. Staff Presentation

3. Applicant Presentation

4. Submission of received public comment (public hearing closed at



November 3, 2021 meeting)
5. Commission Action

SUGGESTED ACTION:

ATTACHMENTS:

001 December Staff Report.pdf

02 addison farms maps.pdf

03 20211211133949836.pdf

20211215 Planning Public Comment.pdf

UPDATED Addison Farms- As Submitted 12-8-21 r.pdf


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1175710/001_December_Staff_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1175115/02_addison_farms_maps.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1175712/03_20211211133949836.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1174992/20211215_Planning_Public_Comment.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1175112/UPDATED_Addison_Farms-_As_Submitted_12-8-21_r.pdf
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—_— CITY OF e PLANNING COMMISSION / STAFF REPORT
DELAWARE CASE NUMBERS: 202133433345
———— S OHIO T REQUEST: Multiple Requests

PROJECT: Addition Farms
MEETING DATE: December 15,2021

APPLICANT/OWNER
Addison Properties

3401 Enterprise Parkway
Beachwood, Ohio 44122

REQUESTS

2021-3843: A request by Addison Properties for approval of a Rezoning Amendment from A-1 (Agricultural
District), R-3 (One-Family Residential District) and B-4 (General Business District) to A-1, R-3 & B-4 PMU
(Agricultural District, One-Family Residential District and General Business District with a Planned Mixed Use
Overlay District) for Addison Farms on approximately 272.698 acres located west of US 23 and east of Smith
Park.

2021-3844: A request by Addison Properties for approval of a Conditional Use Permit allowing the placement of
PMU (Planned Mixed Use Overlay District) to be established for Addison Farms on approximately 272.698 acres
located west of US 23 and east of Smith Park.

2021-3845: A request by Addison Properties for approval of an Overall Preliminary Development Plan for
Addison Farms on approximately 272.698 acres located west of US 23 and east of Smith Park.

PROPERTY LOCATION & DESCRIPTION

The subject four parcels encompass 272.698 acres and are located east of US 23, west of Troy Road, north of
Shelbourne Forest and Hayes Colony Subdivisions and south of Oakhurst and Oakdale Subdivisions. Three of the
parcels totaling approximately 248.903 acres are currently located in the City while Sub-Area H, totaling 23.795
acres, is currently located in the township. The applicant is proposing to annex this property into the City in the
near future. The subject site has three different zoning districts in the City and one in the township. In the City,
the eastern approximate 137 acres is zoned A-1 (Agricultural District) while the western approximate 105.4 acres
is zoned R-3 (One-Family Residential District). A small parcel on the northeast portion of the site along US 23
which encompasses approximately 6.5 acres is zoned B-4 (General Business District). The 23.795-acre parcel
located in the township is zoned FR-1 (Farm Residential District). The zoning to the north in the City from east to
west is B-4, R-6 (Multi-Family Residential District), and R-1 (One-Family Residential District) while in the
township the zoning is FR-1. The City zoning to the south of the subject site from east to west is R-1 PUD and R-
3 while in the township zoning along US 23 is FR-1. To the east across US 23, the township zoning is PCD
(Planned Commercial District) and PRD (Planned Residential District), The zoning to the west in the City is R-3
while the zoning to west in the township is FR-1.

BACKGROUND/PROPOSAL

The owner is proposing a mix-used development for the approximate 272.698 acre site (the plan identifies
approximately 238.4 acres of developed land with the remainder of acres in right-of-way (which is approximately
30.77 acres) and reserves/open space (approximately 8.4 A). The development is divided into eight Sub-Areas
(A-H). Four of the Sub-Areas have proposed residential site layouts in several development types (B-E) which
encompasses approximately 152.9 acres while the remaining Sub-Areas (A, F-H) just have potential uses and
acreage which encompasses approximately 85.5 acres. Sub-Areas B-E would contain a maximum 704 dwelling
units on approximately 152.9 acres for a density of 4.60 units per acre (consistent with the current R-3 District
Density overall). The proposed Development text caps the maximum number of dwelling units in Sub Area A at
350 for a maximum density of 9.45 units per acre. Residential use is a Conditional Use in Sub Area F and the
number of units and density would be subject to review during that process should those uses be brought forward.
Sub Area G does not permit residential uses. Sub Area H would permit several types of residential uses with
maximums enumerated within the Development Text. In addition, there is approximately 7.8 acres in three
reserve areas within the development and a right of way / easement reserve east across US 23 which is presumed
to be open space totaling 0.6 acres. Merrick Parkway is proposed to be extended from US 23 to the railroad tracks
at a minimum (approximately 5,990 lineal feet) and would be the main east/west spine road (proposed
improvement #29 on the Thoroughfare Plan) and Heritage Boulevard extended from Hayes Colony Subdivision to
Hills-Miller Road (approximately 4,564 lineal feet) would be the main north/south spine road for the proposed
development (proposed improvement #20 on the Thoroughfare Plan). The Bruce Road (approximately 1,200 feet
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from existing Woodhaul Dr. to existing Bruce Rd.) connector (proposed improvement #7 on the Thoroughfare
Plan) is also a north/south connector road proposed. Other existing stub streets located north and south of the
proposed development would either be extended per the City Thoroughfare Plan or terminated based upon public
input to date, City Council decision ultimately, and if supported by the required Traffic Impact Study (TIS).

This is a large, complex development proposal, perhaps the most complex mixed-use development proposed ever
in the city. Staff across multiple departments have worked together to perform coordinated reviews. There was an
informal concept review before Planning Commission, and the applicant had a private meeting with the residents
followed by several meetings and a public hearing at the Planning Commission level all of which generated
extensive public comment as well. Staff has been responding to extensive public questions as well as reviewing
the extensive submission material. Since the November meeting of the Planning Commission, Staff and the
Applicant have held discussions principally to align the Development Text and the various plans and to ensure
robust preliminary information was submitted. Staff across Departments have provided extensive comments
which have been incorporated into this report either in body, by attachment, or both. This report is only a
summary of the comments and information, and all are directed to the submission materials in total to review all
details.

STAFF ANALYSIS

e ZONING: The developer has proposed a Planned Mixed-Use Overlay District (PMU) for the proposed mixed
use residential and commercial development. The Text and all Plans submitted, if approved, shall regulate the
development for the entire site. A PMU zoning district with development text allows for flexibility and
creativity in the layout of the development, active and passive open space to permanently preserve
environmental features and to account for enhanced buffering and landscaping among others while taking a
coordinated and generally upgraded design approach. While there are certain benefits to the Applicant, the
PMU Overlay also allows greater control of the development by the City by ensuring the development will be
executed to a very specific and high-quality standard which, if approved, is captured within the Development
Text and all plans and attachments. Ultimately, the proposed Rezoning Amendment, Conditional Use Permit
and Overall Preliminary Development Plan would need to be approved by the Planning Commission and City
Council for the development to advance. This is the first step in a lengthy development process. Subsequently
any future development in any Sub-Aera would require Preliminary Development Plan review followed by
Final Development Plan review as well as any Preliminary followed by Final Subdivision Plat(s). All of these
future reviews would occur first before Planning Commission followed by City Council. A unique aspect of
this proposal, even for PMU’s, is that the Development Text requires an Overall Final Infrastructure
Plan/Plat. This will help establish the backbone infrastructure and rights-of-way required rather than having
each piece individually reviewed as Sub Area plans are brought forward.

Currently, the landowner has zoning in place allowing the above noted Districts and their associated uses.
Failing this PMU, the landowner could utilize the property for those purposes including simply subdividing
the land. Alternatively, they could seek smaller, ad hoc zone changes using any number of base zoning code
districts each of which would require generally less perimeter buffering, mounding, landscaping, allow
potentially more intense development and development types, not require coordinated signage, landscaping,
or development approach, etc. This more ad hoc approach would likely not be able to account for the
additional setbacks, landscaping, mounding, buffering, use type restrictions, and development type
restrictions proposed within the PMU Development Text and all associated plans and information. The PMU
approach requires a much more detailed and up-front, master planned process in addition to requiring (up-
front) an agreed upon process for future plans. This includes specific multi-step process requirements after
the initial approvals sought here to ensure that the appropriate level of detail is developed and brought
forward for the Overall Infrastructure Final Development Plan and each Sub Area — first Preliminarily Plans
(Plats) followed by Final Plans (Plats). This detailed and multi-step approach is unique to this proposal and
creates more certainty and opportunity for input, discussion, process, and decision making ultimately by City
Council. Finally, it is important to acknowledge that while every detail is not known at this preliminary point
in the process, much more detail and information (as well as requirements as contained within the
Development Text and plans) is indeed known much earlier in the process than is necessarily required under
normal circumstances.
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e LAND USE: The recently adopted Delaware Together Comprehensive Plan identifies the majority of the
subject site (approximately 247 acres) in the City as Suburban Residential Character and approximately 3.5
acres adjacent to US 23 as an Activity District Character. The remaining approximate 23 acres is located in
the township and is identified as a Rural Residential Character.

The Suburban Residential Character Areas are found toward the perimeter of the current city limits and along
corridors. These areas include existing, post-1940s subdivisions and the car-oriented, nonresidential corridors
associated with them. They are primarily characterized by individual subdivisions or neighborhoods with a
specific street and block patterns adjacent to other subdivisions or neighborhoods with a different pattern. A
common characteristic of these neighborhoods is homogenous housing types and architectural styles in a
block, along a street, or clustered in pods around a common open space.

However, types vary between areas, ranging from detached single-family to multi-family complexes.
Driveways, garages, and accommodation of the car is predominant. Some of the key attributes include:

> The street network is typically curvilinear with irregular block structure. It may have limited points of
connections and frequent use of cul-de- sacs, especially in subdivisions developed between 1980 and
2000.

> Streets vary in width from 30-foot rights-of-way to 60-foot rights-of-way. Sidewalks are common.

> Blocks vary in dimension by subdivision and may be similar to an urban block or be less defined
and more organically shaped by the landscape or former parent lot (lot that existed prior to
development).

» The pattern within each subdivision is typically very consistent in terms of lot size. Lot shape
may vary and include rectangular parcels, wedge/pie shaped parcels consistent with amore curvilinear
street network, or other shapes.

> Buildings are typically located near the center of the lot, with similarly sized front and back yards,
and often present the wider fagade to the street with the greatest dimension of the lot being the
frontage width.

» Attached garages with driveways are common.

> Housing types are typically developed in separate subdivisions (multi-family, single-family,
townhouses). Mixing of housing types within a block or along a street is uncommon.

> Buildings are typically one to three stories, with some four-story buildings in multi-family
complexes.

> Architectural details may vary within each subdivision depending on the mix of residential types and
era of construction. Infill development respects the existing horizontal and vertical proportions of
homes as well as location and orientation of buildings on the lots.

> Open space, when present, is provided in an informal and passive manner as well as through
neighborhood recreation facilities and clubhouses. In older, larger lot Suburban Residential Character
Areas there is usually limited public open space. More recently built areas are more likely to have
common open spaces and parks.

The Activity District Character Areas are nodes that provide local and regional destinations for the
community. Some include retail and commercial uses that are smaller scale, serve a local population and are
more pedestrian-oriented. Others accommodate community or regional-scale commercial uses, are more car
oriented and larger in scale. Some also serve a "gateway" function, marking entrance points into the City. In
addition to commercial activities, these districts incorporate a mix of other uses, including institutional,
residential, and open space/recreational. Both Infill and Redevelopment are appropriate development
contexts for Activity District Character Areas. In many cases, taking advantage of infill opportunities can help
to intensify uses in such a way as to maximize the potential of existing infrastructure and limit the need for
suburban edge development in other locations. Redevelopment is appropriate in locations where certain types
of buildings are functionally underutilized or market conditions changed. In some activity districts public
realm improvements and amenities (such as pocket parks, bicycle lanes, street furniture, lighting, public art,
etc.) offer the potential for improving quality of place and making areas more appealing as destinations for
both residents and visitors. Some of the appropriate development types include:
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Neighborhood-Scale Activity Center
Community-Scale Activity Center
Regional-Scale Activity Center

Suburban Mixed Residential

Multifamily Complex

Commercial Corridor

Fairgrounds

Camps or Ecological Conservation Campus
Hospital/Medical Campus

Natural Conservation/Preserves

VVVVVVVYVVY

Rural Residential Character Areas are found in a few areas outside the current City limits in adjacent Townships.
These areas are comprised primarily of existing subdivisions that were developed in the township under township
zoning. Individual homes may rely on on-site septic and wells for water or may have on-site sewage treatment and
City water. Individual lots range from one to ten acres in size. These areas are primarily characterized by one or
two local streets or private drives with a modest number (ten to 30 homes) or lots with direct access to township
or county roads with no internal local streets (frontage lots). These development patterns are common in areas
where frontage was sold off from a farm over time, or when a moderate sized piece of farmland was developed.
Rural Residential Character Areas accommodate primarily detached single-family homes ranging in style from
brick ranches common in earlier decades to contemporary, luxury custom homes. Larger lots allow for side and
rear loaded garages, wide fagade homes, sizable accessory structures, landscaping and in some cases integration
of natural features into the private properties. Rural Residential Character Areas include established and stable
development within the planning area but currently outside of the City’s jurisdiction. (As the City continues to
grow outward, these areas are at risk of being left as unincorporated islands unless appropriate zoning and other
regulations are in place.) The planning approach for these areas is to maintain and enhance the character of
development. The most likely Development Context for these areas will be Infill or Suburban Edge Development.
Suburban or urban design standards should not be forced on these areas. It is not anticipated that these areas will
be annexed within the ten-year timeframe of this plan but if annexation is to occur, future subdivision of large lots
is discouraged, unless wholesale redevelopment and infill is adopted. This is not a recommended Character Area
for new subdivisions. Some of the appropriate development types include:

> Rural Subdivision

> Rural Frontage

> Natural Conservation/Preserves

> Fairgrounds

> Camps or Ecological Conservation Campus
> Eco-Village

o Please see the attached additional information from the Comprehensive Plan. Each Goal, Objective, and
Action should be weighed against the proposal. Not all elements of the proposal will align perfectly with
all Plan elements. This is expected on individual sites. City Council ultimately must weigh and consider
the proposed development in total and the Comprehensive Plan elements in total in determining
conformance (or not) with the Comprehensive Plan.

o Staff finds on balance that the proposal conforms with many elements contained within the
Comprehensive Plan and that with the additional setbacks, buffering, landscaping, design elements,
development type restrictions, as well as bulk, set back, and height restrictions that appropriate transitions
are potentially present (Goal A, Objective A.1, Objective A.2, Objective A.3, Objective A.5, Objective
A.7, Objective A.8, Objective A.9, Action A.9.1, Objective A.10, Action A.10.1, Objective A.12, Action
A.12.3, Action A.12.5, Objective A.14, Action A.14.1, Action A.14.3, Objective A.17, Objective B.4,
Objective B.6, Action B.6.3, Action C.6.2, Goal D, Objective D.1, Objective D.3, Action D.3.3, Action
D.3.10, ActionD.3.11, Objective D.6, Action D.6.1, Action D.6.2, Objective E.2,0bjective E.3, Action
E.3.7, Objective E.4.1, Action E.4.1, Objective E.5, Action E.5.1, Objective E.9, Action E.9.1, Objective
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E.10, Action E.10.1, Action E.10.2, Action E.10.3, Objective E.12, Action E.12.1, Objective E.13,
Objective F.1, Action F.1.3).

The site is within a defined New Development Opportunity area in the Delaware Together Plan (p. 46-
47). This is distinct from infill and redevelopment opportunities noted in the Plan. Additionally, the
Development Framework (p. 38) and Development Context (p.39-44) should be weighed against the
proposed development. The Development proposal, while specifically noted as a New Development
Opportunity site, also exhibits elements of infill development given its location between much pre-
existing development that ranges in sizes and types of single family to commercial near US23 and some
fairly intense multi-family development along Bruce Road. This places a heavy emphasis upon
appropriate buffering, landscaping, and setbacks for uses that are not executed exactly like adjacent uses.
While the Plan does note in several places that different development types and designs can be used to
formulate appropriate transitions potentially without additional buffering, Staff evaluates these elements
on balance against the proposed development to as necessary to require the proposed additional setbacks
and buffering together with the development types (and their restrictions) to be appropriate and needed in
this case and more responsive to the public input received to date as well. Overall, the proposal exhibits
traditional land use transitions of intensity from US23 back to the west and active railroad tracks as well
as from Merrick Parkway together with critical additional buffers and setbacks and the single story
residential development type restriction in Sub Area E.

o As part of work completed by the Economic Development Department (see attached memo) supporting
Delaware Together as well as city economic development efforts, the Economic Development
Department finds the proposal to be consistent with the Plan and, providing necessary housing to support
workers at varying income levels including workforce housing (Action B.6.3, Goal D, Objective D.1,
Objective D.3, ). Further, the Department finds that many of these workers will be staffing the retail,
service and office-based business in the development, however, many also will support existing retail,
restaurant, service, and industrial businesses. This is greatly needed considering the post-pandemic
worker shortage that all employers are currently facing.

e ENGINEERING The Applicant needs to obtain engineering approvals, including any storm water and utility
issues through the Engineering and Utilities Departments. A stormwater study for each Sub-Area would be
required with any Preliminary Development Plan submittal. All comments regarding the layout and details of
the project are preliminary and subject to modification or change based on a technical review by the
Engineering Department once a complete plan set is submitted for review.

o See attached memo. Additionally, some Public Works Department, City Engineer, and City
Utility Director summary comments are as follows:

» A preliminary overall stormwater analysis has been supplied and has been preliminarily
reviewed. Future Sub Area plans will require very specific plans to be submitted and
reviewed as indicated per code.

» All stormwater management features must be in compliance with the approved
stormwater management plan and report as reviewed and approved by the City

»  Any stormwater basin constructed adjacent to Merrick and Heritage must be protected by
appropriate guardrail. Guardrail may be in the form of wood timber construction along
Merrick and Heritage. ODOT standard rail shall be used along US23 and associated
intersections.

» The specific basin shown at the northwest corner of Merrick and US23 is not permissible
at this location being adjacent to high-speed traffic.

» Regarding pervious and impervious surfaces. The developer does not necessarily need to
limit impervious surfaces, they only need to account for them in their Stormwater
Management Plan (SWMP). Typically speaking, the use of pervious surfaces does make
meeting the requirements of a SWMP easier. While the City would encourage the use of
pervious surfaces to the extent practical there is no requirement to do so in code. Nor is
there a legal way or code requirement to penalize the developer for using impervious
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surfaces if their SWMP takes these surfaces into account as they are normal and
customary surfaces in any development.

» Regarding existing field drainage tiles and stormwater management. There is existing
field tile present, the design engineer has been instructed to work with the County
Engineer in their locations, as they are the review authority for farm and county drainage
tiles. Drainage tiles may not be blocked, but they can be cut and their existing flows must
be accounted for and included in the drainage design of any development, as they were
with both neighboring communities. Some of the existing surrounding developments
(specifically Oakhurst) did not account for stormwater management and the developer is
proposing to include solutions to accommodate and address this off-site element which
will utilize best management practices aimed at improving the quality, quantity, and rate
of flow of water coming from the Oakhurst Development before it reaches the natural
waterways. For the development overall, stormwater management requirements are to
account for volumes, slow down flow, and ensure water quality which is exactly what the
SWMP portion of the process addresses.

e ROADS AND TRAFFIC: The City is in the process of preparing the Northwest Arterial Corridor Analysis to
evaluate the northwest quadrant of the City and transportation alternatives for safe and efficient roadway
connectivity. The proposed development would require a traffic impact study (TIS) that would need to be
approved by the City, County and ODOT. The developer would be responsible for any improvements and/or
financial obligations the subject mixed use residential and commercial development would have in the area
per the City Engineer, County Engineer and ODOT. Financing and other agreements may be entered into
through the applicable required separate processes for such. Public Works is engaging a consultant to review
the feasibility of constructing Merrick Parkway over the railroad tracks on the alignment established by this
proposed development and other area developments.

The developer is proposing multiple access points to the subject development. Merrick Parkway extended
from US 23 to the railroad tracks at a minimum would be the main east/west spine road (proposed roadway
improvement #29 of the adopted Thoroughfare Plan) and Heritage Boulevard extended from Hayes Colony
Subdivision to Hills-Miller Road would be the main north/south spine road for the proposed development
(proposed roadway improvement #20 of the adopted Thoroughfare Plan). Merrick Parkway would have two
roundabouts with one at the Bruce Road connection and one at Heritage Boulevard. The Bruce Road
connector would extend north of the roundabout while Woodhaul Drive would be extended south of the
roundabout to the Shelbourne Forest Subdivision.

The most recent plan submitted, and which is more reflective of public comments, shows the Woodhaul
Roundabout moved northward (approximately 55 ft.) and westward (approximately 33 ft.) from the previous
location creating more room between it and the adjacent properties to the south and additional buffer area in
the wooded reserve. Staff recommends as Sub Area planning proceeds that analysis should be done to
consider moving the Merrick/Woodhaul/Bruce roundabout as far north as possible, while minimizing impacts
on streams and trees, and that landscaping enhancements are incorporated in this roundabout area to provide
the maximum buffering possible to the south while ensuring safety and site line visibility per the City
Engineer.

Please see the attached memo from the Public Works Department and what follows are additional summary
items from various Staff including the City Engineer and Public Works department:

¢ Merrick Blvd Extension

o Merrick has been included in City Transportation plans for over twenty years (and even dates
prior to being shown substantially in this location in the 1965 Comprehensive Plan) and is
considered an integral and necessary element to establishing a quality roadway network for the
northwest area of the community.

o Modeling continues to demonstrate that Merrick will serve not only the proposed Addison

Development, but the several hundred residents living west of Troy Road desiring efficient access
to US23
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o Merrick will provide much needed relief to the daily congestion along the West Central Avenue
corridor.

o Merrick will be a Priority 1 route for the City, meaning it will receive higher attention than other
streets concerning road maintenance, plowing etc.

o Designating Merrick as a major collector or minor arterial has no bearing on the connectivity,
alignment, access restrictions, posted speed assigned to it.

o The number of lanes depends on volume of internal plus external traffic trips, adjacent land use,
and intersection operation. Until a TIS is complete by the developer, along with the NWACA
study and separate centerline alignment study, lane assignment will not be available.

o The alignment of Merrick at the west end of the Addison development is subject to change
pending the outcome of the ongoing Merrick centerline Profile Alignment work being completed
through the Public Works Department. It is possible that Merrick, west of Heritage, may be
constructed notably higher than adjacent property to establish the proper vertical alignment with
the future extension over the CSX RR.

o The amount of clearing and grading adjacent to Merrick cannot be determined at this point until
final engineering is completed. It is safe to assume there are areas that will be graded across the
entire right of way and potentially even beyond that to construct the road.

o Traffic calming in the form of center islands or other measures will be required as part of the
design to aid in managing traffic speed.

o Roundabout intersections along Merrick are acceptable to improve intersection operation, safety,
and landscaping opportunities.

The posted speed of Merrick is likely to be between 25 MPH and 35 MPH

The alignment of Merrick within Addison has not been specifically determined and should be a
function of development layout, geometric constraints, and quality neighborhood planning. Lines
depicting Merrick in the current and prior Thoroughfare Plans are to be interpreted as proposed
connections and not geometric alignments. The Development Text proposed includes as a next
future step the submission and review of an Overall Infrastructure Final Development Plan which
would include much more specific information and detail in this regard. Ultimately, Final Plats
and Engineering Plans will determine and document the right-of-way and roadway details.

o An alignment for the section of Merrick along the north edge of the existing Shelbourne Forest
development could be moved further north and should be considered for potential grading
concerns, to establish greater distance between the roundabout intersection and the Woodhaul
Drive street stub, and to provide more greenspace where layout permits for buffering against
existing residences, as seems to be the case in the current proposal dated 11/15/21. The current
revision incorporates additional northward and westward placement of the Roundabout toward
this end.

o Grading near US23 will be substantial, requiring significant cuts into the hillside to develop an
approvable low slope centerline profile for Merrick, and adhering to ADA accessibility
requirements for pedestrians using the connection. Grading will likely extend along both sides of
Merrick for several hundred feet west, and into the proposed commercial parcels.

o Significant setbacks from US23 will likely be required of the Addison project to account for
highway improvements for both this development, and for future ODOT widening of US23.
Setbacks beyond the current right of way should be considered to accommodate as many as three
additional lanes along US23 for through and turning movements, paved shoulder and grading.
This is subject to ODOT review and development of the required TIS.

No access will be approved from US23 into the Addison property outside Merrick.

Changes to Pinecrest Drive access at US23 should be anticipated in association with the
construction of the Merrick/US23 intersection. Pinecrest will likely be restricted to a Right-in
right-out configuration in favor of directing traffic to the new signalized Merrick/US23 signalized
intersection.

10
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e Street Stubs

e}

In principle, all street stubs should be extended as originally intended when constructed in
support of improving neighborhood connectivity for all motorists, pedestrians, cyclists efc.
entering and exiting a particular area.

All neighborhoods should be provided with access to the north, east, south, and west to promote
efficient and quality access.

Neighborhood connectivity provides critical routes to minimize emergency responder response
times

Neighborhood connectivity provides improved access and routing for public services such as
refuse collection, snow removal and school busing.

Neighborhood connectivity provides improved access and routing for delivery services from US
Mail and private carriers.

Neighborhood connectivity spreads traffic flows throughout the street network, reducing higher
concentrations at limited access connection points

Elimination of any planned street connection remains subject to completion of a TIS and
subsequent review by staff.

The following stub conditions are under consideration -

»  Hayloft Drive — Remain as a pocket park. May be supportable with an agreement
placing responsibility of maintenance and repair to HOA and construction of a public
path between Pinecrest and Merrick with the development of Addison.

*»  Woodhaul Drive — To be connected as planned

»  Executive Drive connection to the west (Vacant lot) — If supported, would likely result in
minor increase in traffic on Woodhaul heading to Merrick. Public paved walking path
between Executive and Addison required.

»  Taylor Ave — Acceptable with termination in new cul-de-sac constructed by Addison.

*  Bruce Rd. — Required connection for network connectivity. To be constructed by
Addison.

»  Hope Lane — If abandoned, pavement must be removed and modifications to Kennsington
made. Right of way to be abandoned.

»  Sylvan & Kennsington Connections — Both required for neighborhood connectivity.
Elimination of either creates permanent public stub street(s) serving private property,
and ninety-degree intersection operations at Hope Lane. Establishing access restrictions
is not approvable as they are difficult to monitor and will be violated by motorists.
Neither Kennsington or Sylvan should serve as ‘cut through’ streets as there are no
commercial or business attractors within the immediate vicinity to attract those type of
movements away from Heritage or Hills Miller.

e Heritage Fxtension

o]

0]

e}

Designed as loaded street with parking on both sides to the south of Merrick
Designed as controlled access unloaded with traffic calming incorporated to the north of Merrick
Improvements at Hills Miller to be included with Addison project

e Private Streets

O

All streets serving multifamily and commercial parcels are to be privately owned and maintained,
but to be constructed to public standards where applicable.

e Cul-de-sac streets

e}

O

Cul-de-sac streets constructed with center islands must be signed with No Parking within the
bulb area.

Landscaping maintained by the HOA should be required in all center islands.
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o Transportation Fees and Financing

o There is no agreement to date outlining the nature, amount, or use of transportation fees, TIF,
and/or NCA financing methods in association with the Addison development, though it is
anticipated one will be developed. A typical inclusion in such an agreement is a payment per unit
dedicated toward area transportation improvements not otherwise accounted for such as the
grade separated railroad crossing, pedestrian connection to Smith Park, and others the City
Engineer may determine. Typically, this has been $1,000 per dwelling unit.

o Potential fees and/or financing may be used to offset public roadway infrastructure development
costs that provide significant benefit to the city transportation network outside of the
transportation needs of the development.

o When public funds are used to offset transportation costs, the City will have significant authority
to direct the geometrics of the associated improvement(s) to be sure it serves the intended greater
public use outside of just the development

e BIKE PATHS AND PEDESTRIAN ROUTES: Per the adopted Bicycle and Pedestrian Master Plan 2027, the
developer is proposing multi-use paths on the south side of Merrick Parkway, on the east side of the Bruce
Road connector, along the west side of Heritage Blvd. north of the roundabout, from Executive Blvd through
a city owned lot to the proposed park in Sub Area C, and an easement for a future path along the frontage of
US 23 in Sub-Area G. Sidewalks will be required along all public roads on both sides of the street unless a
bikepath is specified for one side of street in which case it would substitute for the sidewalk on that side. In
Sub-Area C a field located, stone/gravel path would extend from the stub of Taylor Avenue west thru Open
Space J to Heritage Boulevard. Staff recommends that the subject field located stone/gravel path should be
installed by the developer and extended thru the proposed park in Sub-Area D (Open Spaces L) westward to
the proposed multi-use path stub in reserve N extending from and connecting to the Merrick Parkway multi-
use path. The exact alignment of this path would be determined during the Final Development Plan process
and via field location during the construction process for this Sub-Area.

Private streets shall have a sidewalk on at least one side to be consistent with other similar approved projects
and connecting the development into the larger public pathway network surrounding the Sub Area in
question. Regardless of if or when Merrick Parkway is extended over the railroad tracks, this proposed
development represents an important opportunity to account for a pedestrian connection (hopefully sooner
than a grade separated roadway connection) from the proposed development to the expanded Smith Park.
This element could be considered as part of any financing agreement to facilitate the City’s efforts to
complete such a project either over or under the railroad.

o Below are Staff comments including form the Parks and Natural Resources Director, Public Works
Department, City Engineer, and Planning & Community Development Director.

= Pathways shown on private property shall be maintained by a HOA or other overall master
development association as well as the multi-use path along Heritage north of the
Roundabout.

= The City shall maintain multi-use pathways along Merrick, Bruce/Woodhaul Dr., and the
future path along US23. The City shall maintain the gravel/stone path in Open Space J
should it be dedicated to the City as well as the recommend required such path through open
space L regardless of if that Open space is dedicated to the City.

»  Staff recommends along the north side of Merrick Parkway west of the roundabout and
connecting to the Heritage Blvd. multi-use path, in place of the required sidewalk a multi-use
path should extend to the railroad tracks for connectivity and continuity.

»  As Sub Area development plans come forward for Sub Area G, the developer proposes to
dedicate an easement for a multi-use path. This is appreciated. Staff recommends that as lot
by lot development occurs along the US 23 frontage in this Sub Area, the development shall
be required to install this path or make a payment in lieu of installation at the sole discretion
of the city.
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e PARKLAND AND OPEN SPACE: The proposed development would have preliminarily about 69 acres of
open space which is approximately 25% of the 272.698 acres site. The open space areas are specifically
noted with minimum requirements for each Sub Area within the Development Text as well as on the
active/passive open space plan. Responding to public comments for limited playground space in favor of
passive space which can be activated with multi use and gravel/stone pathways, the proposed plan reflects this
as well as adding a playground area in Open Space J. Additionally, private development sites would have
their own amenity plans consistent with their individual use and layout to be determined at the time of Sub
Area planning and consistent with the Development Text and active/passive open space plan at a minimum.
Single family detached subdivisions are expected to provide for tot lots, half-court basketball, exercise
stations, and the like distributed as determined with Sub Area planning. Every privately developed Sub Area
is expected to have some active amenities consistent with use and as determined through the Sub Area
Development Plan process. The amount of open space in each Sub-Area is documented in the development
text with a minimum of 20% of open space in all the Sub-Areas except for Sub-Areas F & G which is a
minimum 5% because the uses in these Sub-Areas are primarily non-residential but in combination with the
Active/Passive Open Space plan these sub areas will exceed the minimum percentages in the Development
Text primarily to protect and step back from the existing stream corridor running though these areas. Also,
roadway landscaping treatment along US 23 shall meet the requirements of the Gateways and Corridor Plan
(monoliths, piers, landscaping, etc.) as well as frontage treatments per the adopted plan. Finally, the open
space, detention basins, reserves and all amenities shall be maintained by the HOA or overall master
development association except as noted herein.

»  Staff recommends a more detailed open space and parkland plan should be submitted and
reviewed during the preliminary development plan(s) review process for each Sub-Area.
Single family detached subdivisions are expected to provide for tot lots, half-court basketball,
exercise stations, and the like distributed as determined with Sub Area planning. Every
privately developed Sub Area is expected to have some active amenities consistent with use
and as determined through the Sub Area Development Plan process.

»  The proposed park area in Open Space J (a 7.2-acre park proposed to be dedicated to the
City) shall be programed by the developer with amenities which should include accessible
play features, play equipment appropriate for a wide age group, the gravel/stone field located
pathway, etc. An overall detailed open space plan would need to be submitted during the
Preliminary Development Plan for review during that process. The City shall maintain this
area after (and if) dedication to the city occurs.

s Staff would recommend that the planned open spaces be maintained by an overall master
association where not otherwise specified herein.

»  The roadway landscaping treatment along US 23 shall meet the requirements of the
Gateways and Corridor Plan and shall be maintained by the overall master association.

e TREE PRESERVATION: The developer has submitted updated and clarified tree information that identifies
the approximate caliper inches of trees (and number of trees) within the development based on 7 sample plots
which is an acceptable general method. The City Arborist selected the sample plot areas based upon common
best practices and after the Applicant had suggested sample areas both less in amount and area and not as
geographically disbursed. All sites were specifically staked in the field as well as trees noted. In summary,
Site 2 was selected because it was a representation of the many treed fence lines located throughout the site.
Site 4 was selected to represent an area in the woodlands to the south end of the site. The Site 5 survey area
does not include the farmers lane, the location of it on the plan is a general area. Actual field locations show
the survey area outside of the farm lane. Site 6 does not include Oakhurst Park or an easement. Site 7
represents a slope section on the site. The City Parks and Natural Resource Director and City Arborist have
verified the tree survey, sample plots, and condition ratings finding that they are accurate and are
representative of the overall wooded areas. This information and the PMU text sets the basic regulatory
framework for the subject development that would then need to be documented as to removal and
preservation Sub-Area by Sub-Area during the future Preliminary Development Plan and Final Development
Plan review processes as well as construction. Below is a summary of the current information and
requirements contained with the Applicant submitted Development Text.
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Total treed acres — 118.9 A

Note A on Plan reflects Developer will make all efforts to preserve as many Existing Trees on site as
possible with emphasis on the trees that are buffering and protecting the natural stream corridor and
with the goal of 50% Tree Preservation for the development. This is less any exemptions noted in the
Text and Credits for additional trees planted.

o SubAreas A, F,G,and H-

Exact count to be completed with Sub Area planning.

Note A on Plan reflects Developer will make all efforts to preserve as many Existing Trees
on site as possible with emphasis on the trees that are buffering and protecting the natural
stream corridor and with the goal of 50% Tree Preservation for the development. This is less
any exemptions noted in the Text and Credits for additional trees planted. Under that goal:

e Total preliminary acres of trees preserved in Sub Area A - 7.6 A.
e Total preliminary acres of trees preserved in Sub Area F —3.95 A.
e Total preliminary acres of trees preserved in Sub Area G- 3.3 A,

e Total preliminary acres of trees preserved in Sub Area H - 6.45 A.

o Sub Areas B-E and including Reserve Areas #1-3 -

Based upon the Overall Preliminary Plan.
e Total preliminary acres of trees preserved — 28.5A
e Total preliminary acres of trees removed — 33.8 A

e Total preliminary inches of trees preserved per Text including condition rating —
25,189.05 inches or about 46%.

e Total preliminary inches of trees removed per Text including condition rating —
29,258.50 inches or about 54%.

e Adding the additional payment per lot and additional trees to be planted per dwelling
unit per Text gives a net total in caliper inches of 29,829.05 preserved, payment-in-
lieu, and/or additional planting - or slightly above 50%.

e If a straight base code Chapter 1168 is applied to the proposed removal with no
additional credits for the preservation proposed, additional planting, or payment per
dwelling unit, a payment at $100 per caliper inch would be required of $3,425,600.

0 Proposed Development Text requires regardless of Sub Area:

Additional payment of $500 per single family detached dwelling unit

Additional payment of $200 per non-single family detached dwelling units (includes attached
units, multifamily, and townhouse)

Additional 2 trees planted above code requirements per dwelling unit regardless of type

0 Proposed Development Text removal exemptions

Thoroughfare Plan roads of Heritage Boulevard, Merrick Parkway, Bruce Road connector
Sanitary Trunk Sewer per Sanitary Master Plan
Basin A which is 100% for off-site water

145 Basin B which is 50% for off-site water runoff and 50% for development generated water
runoff.

The previously included exemption for the A-1 property has been removed in favor of the
regulatory schedule included.

o To this point, it is important to recognize that the A-1 Zoned
portion of the property, as it sits today, could be timbered without
replacement. There are 75 acres of trees on the A-1 portion of the
property which equates to almost 80,000 caliper inches in total or
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almost 76,000 discounting estimated dead trees per acre. This
represents a cost if a straight base code Chapter 1168 approach
would be taken at $100 per caliper inch of $7,600,000.

0 The submitted Development Text is preferable to any decision
that results in by-right timbering as for the A-1 zoned portion of
the property preliminarily approximately 30 acres of trees are
proposed for preservation.

=  Without the exemptions and applying a straight code Chapter 1168 payment at $100 per
caliper inch to the exemption removals would total be $1,691,710

0 If a straight base code Chapter 1168 is applied at $100 per caliper inch -
= The total for exemptions and Sub Areas B-E removal would be $5,117,310 preliminarily

» The total for Sub Areas A, H, F, and G for potential removal as preliminarily outlined in Text
and plan would be $2,258,990

» The total estimated across the development would then be $7,376,000

0 It is estimated based on only preliminarily known infrastructure that thousands of caliper inches of
trees will be added in street trees, additional buffer area trees, and required landscaping trees. This
will be determined during future Sub Area Development Planning but will certainly add to the overall
tree canopy especially in areas that are open farm fields today.

0 If any additional preserved qualifying trees are removed during construction, they shall be replaced at
$100 per caliper inch or planted inch per inch above any required landscaping for that Sub-Area or a
combination of both.

| In general, staff recommends that utilities should not be located within tree preservation zones in the single-
family detached residential Sub-Areas. However, it is imperative that lots have utilities and proper
stormwater management. The subject lots impacted need to yield a house with a functional rear yard with
room for a deck or the like or be restricted as to building envelop limiting the house size. In all Sub-Areas,
utilities should not conflict with the tree preservation zones. As Sub Area plans are developed Staff would
work to accommodate both the preservation zone and needed utilities.

Staff would recommend no changes to the submitted Tree Removal and Preservation Development Text (and
submitted supporting material) as developed and submitted by the Applicant as it is similar to other approved
planned developments, consistent with Delaware Together actions (principally A.12.3 and E.4.1), and in light
of recent court cases (specifically the United States Court of Appeals, Sixth Circuit in FP Development, LLC
v. Charter Township of Canton, Michigan (2021)) and the overriding principal of enhanced defensibility of
the ultimate decision by City Council in this regard.

e SITE LAYOUT: The subject development encompasses approximately 272.698 acres and is divided into eight
Sub-Areas (A-H) with Merrick Parkway being the east/west main spine road and Heritage Boulevard being
the main north/south spine road. The land use characteristics for each Sub-Area are as follows (essentially
from west to east):

SUB-AREA A

The subject Sub-Area is located on the northwest corner of Merrick Parkway and Heritage Boulevard and
encompasses approximately 37 acres. The conceptual diagram and Development Text proposes land use and
development type options of 2-3 story townhomes/multi-family residential, single-family attached or detached
dwellings, and senior housing — attached or detached, and assisted living or nursing homes are permitted.
Maximum numbers of units by type are enumerated in the Text as are other specific standards including
height, buffering, landscaping, design, and the like. Access to the Sub-Area would likely be through Sub-
Area B, Heritage Blvd. as maybe approved per the City Engineer based on the proposed site layout and
through future Sub Area Development Plans. A retention basin would be located on the southeastern portion
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of the site fronting Merrick Parkway and Heritage Boulevard. Any buffer to the north will be determined by
the proposed use in this Sub-Area and, at a minimum, as enumerated in the Text. Per the development text, a
minimum 20% (7.4 acres) of the Sub-Area shall be open space which shall also be detailed in the future
required Sub Area Development Plan reviews. A tree preservation zone is located along the northwest and
western perimeters of the site at a minimum, but it is specifically noted in the proposal that Developer will
make all efforts to preserve as many Existing Trees on site as possible with emphasis on the trees that are
buffering and protecting the natural stream corridor and with the goal of 50% Tree Preservation for the
development. This is less any exemptions noted in the Text and Credits for additional trees planted.

SUB-AREA B

The subject Sub-Area is located north of Merrick Parkway and just east of the railroad tracks and south of
Sub-Area A and encompasses approximately 18.4 acres. The conceptual site plan and Development Text
proposes 133 residential, 2 story attached dwellings/townhomes in 23 buildings in a looped street design with
one curb cut from Merrick Parkway and two stub streets to Sub-Area A for a density of 7.23 units per acre.
Maximum numbers of units by type are enumerated in the Text as are other specific standards including
height, buffering, landscaping, design, and the like. A retention basin is located along Merrick Parkway just
west of the main entrance. The plan identifies 6 acres of open space (approximately 32.61%) of which 4 acres
would be active open space and 2 acres being passive open space to be detailed through the future Sub Area
Development Plan process. A tree preservation zone is located along the railroad tracks to the west.

SUB-AREA C

The subject Sub-Area is located on the southeast corner of Merrick Parkway and Heritage Boulevard and
encompasses approximately 28.5 acres. The conceptual site plan proposes 76 single family detached lots for a
density of 2.6 units per acre. Maximum numbers of units are enumerated in the Text as are other specific
standards including height, buffering, landscaping, design, and the like. The proposal would have two lot
sizes. The majority of the lots (60) would have minimum lot width of 65 feet with minimum 125-foot lot
depths (8,125 square feet) and 16 lots abutting Merrick Parkway would have a minimum lot width of 52 feet
with 125-foot lot depths (6,500 square feet). Also, the lot widths along the eastern perimeter would match the
existing minimum lot widths of the adjacent subdivision (Shelbourne Forest). A more detailed sub area
diagram has been prepared and submitted showing each lot and its dimensions to assist in review at this
preliminary stage. The two stub streets from Shelbourne Forest would be terminated with Taylor Avenue
extended into a cul-da-sac and the stub street west of Executive Boulevard converted into a multi-use path
connection into a proposed park. There would be 7.7 acres of open space (approximately 27.02%) of which
7.2-acres would be an active park with amenities and two retention ponds located in the southeastern portion
of the Sub-Area. Tree preservation zones would be located along the perimeter of the eleven lots to the east
and within the park area to the south.

= The five proposed single family lots located on the east side of Heritage Boulevard adjacent
to the proposed park (Open Space J) are recommended to be eliminated. Staff recognizes this
is a significant reduction of lots from that proposed by the Applicant. However, good design,
continuity of the proposed parkland, properly addressing the parkland to the proposed street
network, as well as additional Tree Preservation dictate that this area should be used to
expand the proposed park. The area of the lots represents 1 acre (bringing the park land to a
total of 8.2 acres) and would result in a calculated total caliper inch preservation addition to
the noted Tree Preservation of 1,066 inches.

»  The proposed cul-de-sac at the end of Taylor Avenue shall be as small as possible to achieve
compliance with City requirements.

»  The proposed park area in Open Space J (a 7.2-acre park proposed to be dedicated to the
City) shall be programed by the developer with amenities which should include accessible
play features, play equipment appropriate for a wide age group, etc. An overall detailed open
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space plan space plan would need to be submitted for review during the Preliminary
Development Plan process for the Sub-Area.

SUB-AREA D

The subject Sub-Area is located on the southwest corner of Merrick Parkway and Heritage Boulevard and
encompasses approximately 53 acres. The conceptual site plan proposes 180 single family lots for a density of
3.40 units per acre. Maximum numbers of units are enumerated in the Text as are other specific standards
including height, buffering, landscaping, design, and the like. The majority of the subdivision (156 lots)
would have 52-foot lot wide lots with the vast a majority being shown as 125 ft. deep to 130+ ft. deep and
twenty-four 65-foot-wide lots that would have minimum 125-foot depths (8,125 square feet). There are 10
lots located adjacent to future Rutherford Acres Subdivision that are generally 65 ft. wide by 120 ft. deep
(7,800 sq. ft.). The lots abutting existing developed Hayes Colony would match the minimum widths required
in that pre-existing subdivision. The subdivision would have two access points from Heritage Boulevard and
would extend two stub streets to the south into proposed Rutherford Acres Subdivision. There is
approximately 11.5 acres of open space (approximately 21.7%) in this Sub-Area. Detailed active/passive
open space plan not inconsistent with the Development text and submittal documents will be developed
during Sub Area Development Planning. A stream bisects the southern portion of the subdivision with two
retention basins on the eastern portion of the site with one fronting Heritage Boulevard. A tree preservation
zone is located in the rear of ten lots adjacent to Hayes Colony, along the railroad tracks to the west and
adjacent to the stream that bisects Open Space L.

»  Staff recommends the approximate 8.6 acre proposed passive park (Open Space L) have a

developer installed stone/gravel path to create a connected linear open space/greemvay with

| Open Spaces J and N. If Open Space J is dedicated to the City, the City shall maintain this

| field located path in Open Space L and the HOA shall maintain all other aspects of this open
space to be documented in the Sub Area development plan.

r »  Staff would recommend buffering with mounding and landscaping and/or a tree preservation
| zone adjacent to the railroad tracks for the future single-family homes in addition to other
such noted areas which should be documented and detailed with the Sub Area Development
Plan.

»  The remainder of the Open space identified shall contain amenities including benches, a tot
lot, and the like and shall be maintained by the HOA.

SUB-AREA E

The subject Sub-Area is located on the northeast corner of Merrick Parkway and Heritage Boulevard and
encompasses approximately 53 acres. The conceptual site plan proposes 315 one-story multi-family units for
a density of 5.9 units per acre — a density not inconsistent with density between the R-3 and R-4 Districts
today. Maximum numbers of units are enumerated in the Text as are other specific standards including height,
buffering, landscaping, design, and the like. Importantly to creating an appropriate transition to the adjacent
Oakhurst Subdivision is the height / story restriction for this unit type which is 1 story and 25 ft. Also vitally
important is the proposed setback, mounding, landscaping, preservation of existing trees, and additional
evergreen tree plantings. It is perhaps instructive to know that if this site were proposed to be zoned simply
R-5 not only could the density be between 6-8 dwelling units per acre and multiple stories in height would be
expected, but also the perimeter setback would be 10 ft. wide and include a 6 ft. tall privacy fence, wall, or
other such screening. This proposal would include a setback 6 times as wide and combination mounding and
tree height of 14 ft and/or preservation of existing trees. While the City has many examples of higher density
development closer and less buffered to single family detached housing, the proposal and recommendations
herein are more responsive to concerns expressed during the process specific to this development which will
provide significantly enhanced buffering and screening to any base code requirement. Redwood, who is the
proposed builder in this Sub-Area, has built similar apartments behind Glenwood Commons (the Quail Pass
Apartments) on US 36/37. Redwood’s single-story garden apartment design, with quality materials, attached
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garages, price points (currently $1,500-$2,000 per month — all units are 2 bedroom minimum), and good
management have proven to be a positive addition to the City providing housing opportunities for renters by
choice, work force housing and empty nesters. The multi-family development would have two access points
from Merrick Parkway, one access point from Heritage Boulevard and one access point on the Bruce Road
connector. The street system within the Sub-Area would be private streets but would have to be constructed to
public standards. There would be approximately 20.5 acres of open space (approximately 38.68%) within the
development. The open space should include amenities such as pavilions, walking paths, benches, etc. which
would be consistent with the Quail Pass development and would be detailed on future Sub Area development
plans. There would be two retention basins within the development fronting Merrick Parkway and a
preliminarily identified potential wetland in the central portion of the development. To ensure an appropriate
transition the north a minimum 60-foot-wide tree preserve area in part and where the area is open
(approximately one half of the northern boundary) a minimum 6-8-foot-high earthen mound with minimum 6-
foot-tall evergreen trees planted in a staggard course is proposed to create a continuous screen along the
northern property line exclusive of any stormwater or other utilities. Also, a tree perseveration zone shall be
established throughout the Sub-Area.

Reserve #1 (approximately 4.6 acres) is located south of Merrick Parkway and is a tree preservation zone that
would be supplemented with minimum 6-foot-high evergreen trees where feasible to create a continuous
screen adjacent to the Shelbourne Forest Subdivision. If the bike path remains in the previous farm lane as
proposed, Evergreen trees and coordinated landscaping shall be planted along Merrick Parkway. Landscaping
plans and final location for the path shall be detailed, documented, and reviewed during the Overall
Infrastructure Final Development Plan. It is perhaps helpful to know that the city has many examples (as
does the county) of roadway development not dis-similar to Merrick Parkway adjacent to and with less or
completely without buffering and landscaping to adjacent single family detached homes. Responding to
public comment through the process, this reserve area in size, scale, width, and tree preservation together with
enhanced plantings noted, will create a much more significant setback and buffer than many other similar
developments throughout the community including but not limited to portions of Glenn Parkway, Houk Rd,,
and even portions of Merrick Parkway west of the railroad tracks. Responding to requests, the Applicant has
prepared an exhibit detailing setbacks from property lines and homes along the length of this reserve which is
contained in the submitted information. Together with moving the roundabout north and west from the
previous submission, this enhanced the distance (and tree preservation buffering) in this reserve to between
122 and 197 feet to existing property lines (182 to 267 feet to existing houses).

» The northern buffer plan shall be detailed during Sub Area Development Planning.
However, Staff recommends that the mound height shall be a minimum 8 ft. high, and the
mound constructed in a continuous fashion (not undulating) together with minimum 6 fi. high
evergreens planted in a staggard course atop the mound. The mound shall be exclusive of
any utility provision which shall additionally be included to ensure proper drainage firom the
adjacent existing subdivision as well as the development proposed in the Sub Area.
Additionally, where trees are preserved within this 60 ft. wide buffer (primarily on the
eastern half) additional evergreen trees shall be planted between the preservation zone and
the proposed development units in Sub Area E to ensure year-round screening.

»  Staff recommends that if the bike path along Merrick Parkway remains as proposed -
through the farm lane — then evergreen planting shall be incorporated along this section of
Merrick Parkway to ensure year-round screening. If the bike path is placed along Merrick
Parkway (this would provide continuity with the rest of the path), Staff would recommend
additional evergreen planting occur in the farm lane to ensure year-round screening.

SUB-AREA F

The subject Sub-Area is located on the north side of Merrick Parkway located between the commercial access
drive to the east and the Bruce Road connector to the west (between Sub-Areas E and G) and encompasses
approximately 17.5 acres. The conceptual diagram and Development Text proposes a range of land uses
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including mixed use, multi-family, light office, and retail. The development text indicates potential gas
stations in Sub-Area F (accessory use only) or G for a total of only one gas station in either Sub-Area F or G
for the entire development. Further, the text limits a gas station if in Sub Area F to accessory to a big box
user only with several other limitations and requirements. In other words, a stand-alone gas station is not
permitted in Sub Area F under the current proposed Text. Any gas station in either Sub Area is further limited
to passenger vehicle fueling only. Access to the site be from the commercial access drive and Bruce Road
connector per the City Engineer during Preliminary and Final Development Plan review process. A retention
pond is located in the southeastern portion of the Sub-Area along Merrick Parkway and a regional detention
basin located in the northwest corner of the site. A tree preservation zone will be located adjacent to the
stream that bisects the northern portion of the site in an east/west direction. Also, per the development text, a
minimum 5% of the site will be open space and according to the active/passive open space plan a minimum of
2.5 acres will be maintained. The minimum setback for buildings from Merrick Parkway proposed in the
Text is 100 ft. From a setback and buffering perspective to adjacent existing development to the south,
coupled with the 100 ft. Merrick Parkway right of way and the Reserve Area #2 width which varies, the
setback to any building would be at least 250 ft. to property lines and approximately 300 ft. to the back of any
existing house. The distance, tree preservation, mounding, and additional plantings serve as a significant
buffering and screening which Staff recommends be further enhanced through the use of evergreen trees.

Reserve #2 (approximately 2.2 acres) is located south of Merrick Parkway is a tree preservation zone that
would be supplemented with minimum 6-foot-high evergreen trees where feasible to create a continuous
screen adjacent to the Shelbourne Forest Subdivision. It is perhaps helpful to know that the city has many
examples (as does the county) of roadway development not dis-similar to Merrick Parkway adjacent to and
with less or completely without buffering and landscaping to adjacent single family detached homes.
Responding to public comment through the process, this reserve area in size, scale, width, and tree
preservation together with enhanced plantings noted, will create a much more significant setback and buffer
| than many other similar developments throughout the community including but not limited to portions of
| Glenn Parkway, Houk Rd., and even portions of Merrick Parkway west of the railroad tracks. Responding to
f requests, the Applicant has prepared an exhibit detailing setbacks from property lines and homes along the
| length of this reserve which is contained in the submitted information. This enhanced the distance in this
reserve to between 89 and 118 feet to existing property lines (131 to 220 feet to existing houses). It will be
important that any required grading for Merrick Parkway outside of the right of way occur on the north side
(into the Sub Area F) to preserve the proposed buffering, tree preservation area, and setbacks proposed.

»  Staff would want to have input on the proposed buffer and mounding on the south side of
Merrick Parkway. Staff would recommend a natural treatment that would tie into the
preserved areas to be determined through the Sub Area Development Plannign process.

= Staff recommends enhancement of the mounding height and landscaping including evergreen
trees along the north side of Merrick Parkway to create better screening in this area to be
determined through the Sub Area Development Planning process.

= Staff recommends that any grading activity outside of the right of way for Merrick Parkway
take place to the north of the proposed reserve area (into the Sub Area development) to
preserve the reserve area setbacks shown.

SUB-AREA G

The subject Sub-Area is located west of US 23 and north of Merrick Parkway and encompasses
approximately 11.8 acres. The conceptual diagram proposes commercial, restaurant and a gas station use
while the development text proposes a wide range of uses. The development text indicates potential gas
stations in Sub-Area F (accessory use only) or G for a total of only one gas station in either Sub-Area F or G
for the entire development. If in Sub Area G a gas station could be a stand-alone use in this Sub Area which
is adjacent to US23. Any gas station in either Sub Area is further limited to passenger vehicle fueling only.
The developer is proposing a right-in only into this Sub-Area from US 23 and from Merrick Parkway while
the remainder of the access points to this Sub-Area would be from the commercial access drive located on the
western portion of the Sub-Area per the City Engineer. A multi-use path easement would be granted along US
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23. A retention pond is located in the southeast portion of the Sub-Area while a tree preservation zone will be
located adjacent to the stream that bisects the northern portion of the site in an east/west direction. Also, per
the development text, a minimum 5% of the site will be open space and according to the active/passive open
space plan a minimum of 1.5 acres will be maintained.

Reserve #2 (approximately 2.2 acres) is located south of Merrick Parkway and is a tree preservation zone that
would be supplemented with minimum 6-foot-high evergreen trees where feasible to create a continuous
screen adjacent to the Shelbourne Forest Subdivision. It is perhaps helpful to know that the city has many
examples (as does the county) of roadway development not dis-similar to Merrick Parkway adjacent to and
with less or completely without buffering and landscaping to adjacent single family detached homes.
Responding to public comment through the process, this reserve area in size, scale, width, and tree
preservation together with enhanced plantings noted, will create a much more significant setback and buffer
than many other similar developments throughout the community including but not limited to portions of
Glenn Parkway, Houk Rd., and even portions of Merrick Parkway west of the railroad tracks. Responding to
requests, the Applicant has prepared an exhibit detailing setbacks from property lines and homes along the
length of this reserve which is contained in the submitted information. This enhanced the distance in this
reserve to between 89 and 118 feet to existing property lines (131 to 220 feet to existing houses). It will be
important that any required grading outside of the right of way for Merrick Parkway occur on the north side
(into the Sub Area G) to preserve the proposed buffering, tree preservation area, and setbacks proposed.

= Staff recommends that any grading activity outside of the right of way for Merrick Parkway
take place to the north of the proposed reserve area (into the Sub Area development) to
preserve the reserve area setbacks shown.

»  Staff would want to have input on the proposed buffer and mounding on the south side of
Merrick Parkway. Staff would recommend a natural treatment that would tie into the
preserved areas.

»  Staff does not support the right-in proposed from US23.

SUB-AREA H

The subject Sub-Area is located south of Hills-Miller and west Heritage Boulevard and encompasses
approximately 18.8 acres currently located in the township. The developer is proposing to annex this land into
the City in the near future. The conceptual diagram and Text propose a limited range of land uses including
single family attached or detached dwellings and senior age restricted housing. Maximum numbers of units by
type are enumerated in the Text as are other specific standards including height, buffering, landscaping,
design, and the like. Access to this site would likely be from Heritage Boulevard A multi-use path would be
required on the west side of Heritage Boulevard while a sidewalk would be required along the east side of
Heritage Boulevard. Any internal public streets would require sidewalks on both sides of the street. Two
retention ponds would be located along Heritage Boulevard. Tree preservation zones would be located along
both streams the bisect the site in an east/west direction and along western perimeter of the site.

Reserve #3 (approximately 1.0 acres) is located just east of Heritage Boulevard and which would include a
tree preservation zone. The reserve is proposed to be a minimum of 30 ft. in width. It is perhaps helpful to
know that the city has many examples (as does the county) of roadway development not dis-similar to
Heritage Blvd. adjacent to and with less or completely without buffering and landscaping to adjacent single
family detached homes. Responding to public comment through the process, this reserve area in size, scale,
width, and tree preservation together with enhanced plantings, will create a much more significant setback
and buffer than many other similar developments throughout the community.

»  Mounding and landscaping along Heritage Blvd. north of the roundabout needs to be further
examined to ensure that any stand of existing trees can be preserved first with supplemental
natural landscaping and where there are no trees mounding and landscaping consistent with
the text, plan, and comments herein is provided.
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BUILDING DESIGN: In the development text, the developer is proposing specific building design criteria for
all single family attached and detached residential structures, the proposed Redwood multi-family in Sub-
Area E, other multi-family developments and for all commercial buildings. Some of the requirements for all
single family attached and detached include: 1. 35% natural materials (brick, stone or cultured stone) on the
front elevation; 2. Minimum 8-inch overhangs; 3. Minimum 4-inch window trim; 4. All single-family
detached houses shall have a minimum 2 car attached garage; 5. All houses shall have a roof pitch of not less
than 6:12. Also, all the single-family lots shall have enough depth to have a functional rear yard to provide for
a deck and the like without protruding into any easements (utility, tree preservation, etc.) and all the corner
lots shall be oversized by 33% to achieve compliance with the zoning code. In addition, each residential
development in each Sub-Area will have minimum square footage size for ranch and two-story houses along
with minimum unit sizes for all multi-family developments per the approved text.

The Redwood multi-family development in Sub-Area E would-be single-story garden style ranch units that
should be designed and constructed similar to the Quail Pass development located behind Glenwood
Commons on US 36/37. Any other multi-family developments would have minimum design and building
material requirements per the development text.

In the development text, the commercial buildings shall have four-sided architecture with exterior walls of
limestone, face brick or the like. Pitched roofs are preferred to match the existing residential character of the
area, but flat roofs are an option with appropriate architecture features. All building appurtenances (coping,
downspouts, etc.) should be painted to match the adjacent building color. Also, any mechanical equipment on
the roof shall be screened from public view.

A PMU Overly District zone change would memorialize development standards in text, plan, and associated
materials and would be the governing documents for the development and each Sub-Area. An overall
unifying upgraded design scheme should be selected including colors, designs, signage, etc. that helps to tie
the entire development and the various uses and areas together from a design perspective.

»  Building elevation examples with design, material and colors for all residential and
commercial building shall be submitted for review during the Final Development Plan review
process for each Sub-Area.

»  Overall design and landscaping approach shall be determined with Sub-Area Preliminary
Development Plans.

= Corner lots shall be oversized by at least 33%

LIGHTING PLAN: A lighting plan has not been submitted but would be required for Final Subdivision Plat
and/or Final Development Plan approval process for each Sub-Area and would have to achieve compliance
with the zoning code and approved by the City. The public streets would have to meet minimum City lighting
requirements while the private streets and the Sub-Areas should have a comprehensive lighting plan with
design specifications including cut-off style fixtures, minimum light pole heights, color, etc. that should be
consistent and compatible with all the Sub-Areas.

»  The lighting plan shall be consistent in design, color, height, light fixture, etc., for each
Sub-Area and should have a consistent theme throughout the development

COMPREHENSIVE SIGN PLAN: Per the development text, a Comprehensive Sign Plan for the entire
development is required. The comprehensive sign plan should incorporate Gateway and Corridor treatments
(monoliths, piers, landscaping, etc.) as well as frontage treatments per the adopted plan. Also, the
development should incorporate city wayfinding signage for jurisdictional signs at the appropriate location.
Per the development text, an overall ground signage plan for the roadway network including primary and
secondary ground signage for the entire development. Also, each Sub-Area should have a comprehensive sign
plan that should be consistent and compatible for the entire development.
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»  The comprehensive sign plan shall be consistent in design, color, materials etc., for each
Sub-Area and should have a consistent theme throughout the development

e FIRE DEPARTMENT: The proposed development shall achieve compliance with all fire department
requirements. At this time, the fire department has provided the following comments:1. The Bruce Road
connection with the Addison Farms development should occur because this is a high demand area with
numerous residents in this area and the road connection is a high priority. Currently this is a single
ingress/egress City street in this area; 2. The Merrick Parkway connection between US 23 and Troy Road is a
large safety and response time issue for the fire department. This connection would provide direct access to
this development and adjacent existing developments from Station 303 located on West Central Avenue and
decrease response time in this area thus making the road connection a high priority; 3. As this property
develops, there will be an increase in responses and demand on existing services. We will continue to monitor
the impacts this has and make adjustments as needed.

e POLICE DEPARTMENT: At this time the Police Department has the following comments pertaining to this
development: 1. Merrick Parkway should be extended between US 23 and Troy Road; 2. Bruce Road needs to
be connected with Addison Farms; 3. The build-out result of this development will create a negative impact
on public safety if additional demands on law enforcement are unmet by an increase in staffing.

» Some questions have arisen as to the previous statement with some mis-interpretations
being made. This statement should be taken in the light of overall policing service needs
throughout the community which need to be addressed during the normal and customary
budgeting process. These issues have been raised during the 2022 budgeting process
with City Council regardless of this development.

» The Department has reviewed 3 months of activity relative to certain apartment
complexes within the community concluding that the calls for service have not been
overwhelming. The past 3 months of calls for service from selected developments
(others can be provided) are:

e Seattle House — 30

e Quail Pass / Redwood — 7
e Flats on Houk -5

¢ London Towne - 56

e DELAWARE CITY SCHOOLS: Staff has supplied the superintendent with the applicant’s materials and is
seeking any specific comment and review. The City values its outstanding relationship with the city school
system.

* The schools have a pre-existing Enrollment Projection Report indicating that across the
city and accounting for all development types approximately 0.5 students are attributed to
each permitted dwelling unit.

= They indicate that this is across all unit and development types which vary with single
family detached housing attributing the most students and other types of housing
attributing typically lesser numbers of students. Factors by unit type were not developed
in the current analysis.

= When asked about Quail Pass (Redwood) the schools indicated they estimated currently
10-20 students across its nearly 300 units. Other apartment and development types
attribute more or less (senior housing for example) without specific estimation being
given at this time. Thus, Sub Area E is likely to attribute far fewer students than if it were
developed as single family detached housing for example.

e EXISTING STRUCTURES: There are several existing structures on the development site. Some of these
have been inventoried including the creation of Ohio Historic Inventory sheets. The development is not
subject to a local, state, or national historic district, site, or designation and/or regulations. The owner is not
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restricted from removing the structures. In point of fact, the landowner could apply for demolition permits
today and the city would be compelled to issue them should they meet all normal and customary requirements
for such. In other such circumstances, Staff has requested that an Applicant photo document the structures
prior to demolition and allow the Delaware County Historical Society access to procure any material(s) they
deem to be of historical value to their collection prior to demolition — this would be purely voluntary on the
part of the Applicant.

e DEVELOPMETN OVERALL: Staff across multiple Departments appreciate the involvement of citizens to
date and agrees with many of the comments received. Staff notes that the Applicant’s formal proposal has
incorporated substantive changes from the initial concept proposal to address many of the comments and
suggestions received to date, though perhaps not all.

The development overall is proposed to be a unified, master planned, and coordinated development even as
future final development would likely be accomplished by a series of private developers for each Sub Area or
portions of Sub Areas. Alternatively, if pursued in piece meal fashion with a series of changes to existing
base zoning districts or as the property is zoned today, a master planned approach could not effectively be
achieved and certain critical elements such as tree preservation, additional buffers, landscaping, preserves,
design requirements and the like would likely not be possible nor required.

Ultimately, however, the proposed plan will require a careful balancing of the city policies, plans, goals,
strategies, and objectives. Some of these may be in conflict as to this specific proposal and will need to be
decided upon by City Council ultimately. In the opinion of Staff, the overall proposed development does
represent the largest and, in many ways, the most complex mixed use development to date in the community.

STAFF RECOMMENDATION (2021-3843 - REZONING AMENDMENT)

Staff recommends the request by Addison Properties for approval of a Rezoning Amendment from A-1
(Agricultural District), R-3 (One-Family Residential District) and B-4 (General Business District) to A-1, R-3 &
B-4 PMU (Agricultural District, One-Family Residential District and General Business District with a Planned
Mixed Use Overlay District) for Addison Farms on approximately 272.698 acres located west of US 23 and east
of Smith Park with the following conditions that:

1. Any new structure(s) or any change of land use shall require conformance to all
provisions of the Development Text and any conditions of approval.

STAFF RECOMMENDATION (2021-3844 - CONDITIONAL USE PERMIT)

Staff recommends the request by Addison Properties for approval of a Conditional Use Permit allowing the
placement of PMU (Planned Mixed Use Overlay District) to be established for Addison Farms on approximately
272.698 acres located west of US 23 and east of Smith Park

STAFF RECOMMENDATION (2021-3845 - OVERALL PRELIMINARY DEVELOPMENT PLAN)

Staff recommends the request by Addison Properties for approval of an Overall Preliminary Development Plan
for Addison Farms on approximately 272.698 acres located west of US 23 and east of Smith Park with the
following conditions that:

1. The applicant needs to obtain engineering approvals, including any storm water and utility issues that
need to be worked out through the Engineering and Utilities Departments. All comments regarding
the layout and details of the project are preliminary and subject to modification or change based on
the final technical review by the Engineering Department once a complete plan set is submitted for
review.

2. A traffic impact study shall be submitted, reviewed, and approved by the City Engineer, County
Engineer and ODOT. The results of the traffic impact study shall determine street design,
specifications, and the like.

3. Staff recommends as Sub Area planning proceeds that analysis should be done to consider moving the
Merrick/Woodhaul/Bruce roundabout as far north as possible, while minimizing impacts on streams
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10.

11.

12.

13.

14.

15.

16.

and trees, and that landscaping enhancements are incorporated in this roundabout area to provide the
maximum buffering possible to the south while ensuring safety and site line visibility per the City
Engineer.

The developer shall be responsible for any improvements and/or financial obligations of the traffic
impact study per the City Engineer and/or County Engineer. There is no agreement to date outlining
the nature, amount, or use of transportation fees, TIF, and/or NCA financing methods in association
with the Addison development, though it is anticipated one will be developed. A typical inclusion in
such an agreement is a payment per unit dedicated toward area transportation improvements not
otherwise accounted for such as the grade separated railroad crossing, pedestrian connection to Smith
Park, and others the City Engineer may determine. Typically, this has been $1,000 per dwelling unit.
Pathways shown on private property shall be maintained by a HOA or other overall master
development association as well as the multi-use path along Heritage north of the Roundabout.

The City shall maintain multi-use pathways along Merrick, Bruce/Woodhaul Dr., and the future path
along US23. The City shall maintain the gravel/stone path in Open Space J should it be dedicated to
the City as well as the recommend required such path through open space L regardless of if that Open
space is dedicated to the City.

Along the north side of Merrick Parkway west of the roundabout and connecting to the Heritage Blvd.
shall be constructed a multi-use path, in place of the required sidewalk extended to the railroad tracks
for connectivity and continuity.

As Sub Area development plans come forward for Sub Area G, the developer proposes to dedicate an
easement for a multi-use path. As lot by lot development occurs along the US 23 frontage in this Sub
Area, the development shall be required to install this path or make a payment in lieu of installation at
the sole discretion of the city.

A more detailed open space and parkland plan should be submitted and reviewed during the
preliminary development plan(s) review process for each Sub-Area. Single family detached
subdivisions are expected to provide for tot lots, half-court basketball, exercise stations, and the like
distributed as determined with Sub Area planning. Every privately developed Sub Area is expected to
have some active amenities consistent with use and as determined through the Sub Area Development
Plan process.

The proposed park area in Open Space J (a 7.2-acre park proposed to be dedicated to the City) shall
be programed by the developer with amenities which should include accessible play features, play
equipment appropriate for a wide age group, the gravel/stone field located pathway, etc. An overall
detailed open space plan would need to be submitted during the Preliminary Development Plan for
review during that process. The City shall maintain this area after (and if) dedication to the city
OCCurs.

The planned open spaces shall be maintained by an overall master association where not otherwise
specified herein.

The roadway landscaping treatment along US 23 shall meet the requirements of the Gateways and
Corridor Plan and shall be maintained by the overall master association.

The five proposed single family lots located on the east side of Heritage Boulevard adjacent to the
proposed park (Open Space J) shall be eliminated. The area of the lots represents 1 acre (bringing the
park land to a total of 8.2 acres) and would result in a calculated total caliper inch preservation
addition to the noted Tree Preservation of 1,066 inches.

The proposed cul-de-sac at the end of Taylor Avenue shall be as small as possible to achieve
compliance with City requirements.

The approximate 8.6 acre proposed passive park (Open Space L) shall have a developer installed
stone/gravel path to create a connected linear open space/greenway with Open Spaces J and N. If
Open Space J is dedicated to the City, the City shall maintain this field located path in Open Space L
and the HOA shall maintain all other aspects of this open space L to be documented in the Sub Area
development plan.

Buffering with mounding and landscaping and/or a tree preservation zone adjacent to the railroad
tracks for the future single-family homes in addition to other such noted areas shall be included which
should be documented and detailed with the Sub Area Development Plan.
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26.
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33.
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35.

36.

The northern buffer plan shall be detailed during Sub Area Development Planning. The mound
height shall be a minimum 8 ft. high, and the mound constructed in a continuous fashion (not
undulating) together with minimum 6 ft. high evergreens planted in a staggard course atop the mound.
The mound shall be exclusive of any utility provision which shall additionally be included to ensure
proper drainage from the adjacent existing subdivision as well as the development proposed in the
Sub Area. Additionally, where trees are preserved within this 60 ft. wide buffer (primarily on the
eastern half) additional evergreen trees shall be planted between the preservation zone and the
proposed development units in Sub Area E to ensure year-round screening.

If the bike path along Merrick Parkway remains as proposed through the farm lane area then
evergreen planting shall be incorporated along this section of Merrick Parkway to ensure year-round
screening. If the bike path is placed along Merrick Parkway in this location (this would provide
continuity with the rest of the path) additional evergreen planting shall be included the farm lane to
ensure year-round screening.

Staff shall have input on the proposed buffer and mounding on the south side of Merrick Parkway and
it shall have a natural treatment that would tie into the preserved areas to be determined through the
Sub Area Development Plannign process.

Enhanced mounding height and landscaping including evergreen trees along the north side of Merrick
Parkway shall be included to create better screening in this area to be determined through the Sub
Area Development Planning process.

Any grading activity outside of the right of way for Merrick Parkway shall take place to the north of
the proposed reserve area (into the Sub Area development) to preserve the reserve area setbacks
shown,

The right-in access point proposed from US23 shall be eliminated.

Mounding and landscaping along Heritage Blvd. north of the roundabout needs to be further
examined to ensure that any stand of existing trees can be preserved first with supplemental natural
Jlandscaping and where there are no trees mounding and landscaping consistent with the text, plan,
and comments herein is provided.

Building elevation examples with design, material and colors for all residential and commercial
building shall be submitted for review during the Final Development Plan review process for each
Sub-Area.

Overall design and landscaping approach shall be determined with Sub-Area Preliminary
Development Plans.

Corner lots shall be oversized by at least 33%

The lighting plan shall be consistent in design, color, height, light fixture, etc., for each Sub-Area and
should have a consistent theme throughout the development

The comprehensive sign plan shall be consistent in design, color, materials etc., for each Sub-Area
and should have a consistent theme throughout the development

The Applicant is requested to photo document the existing structures prior to demolition and allow
the Delaware County Historical Society access to procure any material(s) they deem to be of
historical value to their collection prior to demolition

Specific access locations to the Sub-Areas shall be determined during Preliminary and Final
Development Plan process per the approved Traffic Impact Study and City Engineer.

All multi-use paths shall be constructed to City standards.

Sidewalks shall be located on both sides of all public streets except for where there is a multi-use
path.

A sidewalk shall be located on one side of all private internal streets.

All public utilities shall be extended to stub to the adjacent property lines and appropriate sections
within the development.

The development shall achieve compliance shall achieve compliance with all the fire department
requirements.

Solar panels shall not be restricted throughout the development
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COMMISSION NOTES:

MOTION: r

CONDITIONS/MISCELLANEOQUS:

2nd

approved

denied

tabled
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The following are excerpted elements of the Delaware Together Comprehensive Plan
that could bear upon the Addison Farms proposal. It is encouraged to read the Plan in
its entirety and weigh and balance the, sometimes, competing elements when applied
to a specific development proposal as in this case.

GOALS

A. MANAGE GROWTH AND CHANGE

Direct, design and encourage new development to promote compatible land uses,
create strong quality of place including a mix of uses where appropriate, support fiscal
health and promote sustainability.

B. ADVANCE ECONOMIC PROSPERITY
Provide economic opportunity for all residents and support diverse, successful and
resilient business and industry.

C. BUILD SOCIAL COHESION AND EQUITY
Foster Delaware’s sense of community across geographies, income categories and
demographic groups and provide stable foundations for a high quality of life.

D. PROMOTE HOUSING QUALITY AND VARIETY
Ensure a broad spectrum of housing options to meet the current and future needs of
the population.

E. LEVERAGE RESOURCES, INFRASTRUCTURE AND AMENITIES
Preserve and enhance key historic buildings and neighborhoods, natural areas and open
spaces, transportation and mobility options, and quality facilities and services.

F. ENSURE FISCAL SUSTAINABILITY
Promote development, land use, infrastructure and other policies that will support a
healthy fiscal position.

OBJECTIVEA.1

Encourage a greater mix of land uses in selected locations.

Mixed-use development—which can blend residential, commercial, cultural, institutional and/or
entertainment uses into one area—can create vibrant environments with a high degree of social
interaction. in selected locations in Delaware, mixed-use districts can also help to promote more walkable,
less infrastructure-burdened, more environmentaily sustainable (less car-dependent) and economically
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stable (more diversified) development. In order to be mixed-use, not all uses must be present but a diverse
enough array of uses must be included in an area to fulfill the goals of this plan. Additionally, uses need
not mix solely on a single parcel of land if size, scale and design do not support it. The City has several
different examples of mixing uses, constructed at differing points, from which to draw inspiration. Utilizing
these examples, as well as examples elsewhere in the field, will inform best practices about mixing uses
moving forward. Examples can be found Downtown, along Houk Road South at Glennwood Commons and
at Coughlin's Crossing.

Actions
A.l1.1

Adopt mixed-use zoning districts. Updates to the Zoning Code (see Objective 20) should encourage
Planned Mixed Use Districts (PMUs) or equivalent that are consistent with the specific locations and
generally desirable types of areas as described in Chapter 5, Character and Land Use. If Focus Area Plans
are adopted as recommended in this Comprehensive Plan, overlay districts allowing by-right mixing of
uses where appropriate should be considered.

OBJECTIVE A.2

Encourage quality, higher density development in selected locations.

As a complement to encouraging mixed use development in selected locations, allowing for higher density
in desired locations can help to support more sustainable and desirable growth (for example, the addition
of in-demand housing units) while minimizing strain on expanding infrastructure and protecting open and
agricultural space. It can help to provide a range of housing including attached housing for residents who
work in the local community, enhancing the City's economic development goals. However, in order for
higher density development to integrate into the existing environment, it will be critical that it is located
so as to not adversely impact existing single-family only neighborhoods. It also must meet high standards
for design quality of the units and the site, including landscaping, layout, roads, pedestrian paths, trees
and other features.

Actions
A.2.1

Identify appropriate locations for quality, higher-density development. In accordance with the
recommendations in this plan, locations in Downtown and certain areas in the vicinity may be appropriate
for some additional density. In addition, mixed-use Activity Centers (nodes within or adjacent to existing
development) can be appropriate for higher density if edge development conditions provide a buffer with
single-use residential areas and design is of a high quality. In addition to the mixed-use Activity Centers
identified in this plan, as Area Plans are developed for the Southeast and Southwest Focus Areas, specific
locations for higher density should be identified, generally around transportation corridors. This should
include decreasing density in reasonable ranges moving outward from these corridors, culminating in
single family detached development.
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A4.2

Develop criteria to be used for development outside of Focus Areas. Development located outside of
Focus Areas should be based upon the following criteria for the proposal {See Chapter 5 for Focus Area
Maps):

> It meets the goals, principles and objectives of the Comprehensive Plan;
> It is consistent with the Zoning Code and development policies of the City;
> It does not conflict or compete with current development and infrastructure
needs of the City;
> It fulfills fiscal sustainability goals and/or a strategic need for the City.
OBJECTIVE A.5

Ensure transportation infrastructure investments that are sufficient to

support new and existing development.

In close association with any new development, transportation infrastructure is needed in order to
provide adequate access and connections within and between newly developed areas. The City should
also recognize changes to commuting patterns, including increases in telecommuting, in concert with
these investment decisions. It is important to consider uncertainties regarding long-term work-from-
home trends following from the COVID-19 pandemic.

Actions
A5.1

Pursue recommendations of the City’s Thoroughfare and Transportation Improvement plans. The City is
currently undertaking new Thoroughfare and Transportation Improvement plans (to be adopted
concurrently with this plan) that include new roadway and infrastructure improvements for anticipated
long term growth. Delaware City Council has also adopted a complete street strategy and policies that
accommodate demand for new travel alternatives, including bicycles / bicycle sharing, car / ride sharing,
electric vehicles, and others. Innovative engineering solutions to roadways and the application of smart
technology are also prioritized.

OBJECTIVE A.9
Maximize compatibility between existing and new development, while

allowing for appropriate changes.

As new development takes place, it will be vitally important to the City’s character that edge conditions
between areas create buffers between incompatible uses to ensure compatibility. It is equally important
to create a connected and seamless community when uses are generally compatible and where a certain
mixing of uses is desired. This will require enhanced use of design parameters instead of buffering.
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Actions
A.9.1

Require transition areas at edges of development. As the plan is implemented, it will be important that
Development Types allowed for at the edges of new development areas, including but not limited to the
Southeast and Focus Areas, are compatible in use, character and scale with existing neighborhoods. In
historic neighborhood patterns, these transitions can often be created in subtle ways using transitional
uses designed expertly to provide connections between core development type areas. Future zoning code
changes in these areas should specifically require that only Development Types that are appropriate to
the surrounding context are located at edges, which could include the use of missing middle development
housing to provide for appropriate density transitions. (See Chapter 3 for more information on missing
middle housing). In addition, landscape buffers including parks, trails and natural areas should be
encouraged in transition areas and transitional uses should be utilized.

OBJECTIVE A.10

Limit commercial sprawl to maintain land values.

Disconnected linear development along major corridors will create a sprawl-type pattern that will
negatively impact traffic flow, devalue private investments in the long term, and create management
issues for the City (such as service issues). Compact, clustered, connected and better-integrated
development could accommodate a wider range of uses, create meaningful open spaces and coordinate
services.

Actions
A.10.1

Require coordinated development on larger parcels. Through the use of design guidelines for corridors,
as described in Action A.8.1, the City should require coordinated development with consistent
architecture, materials, signage, and landscaping, consolidating access and utilities. (This may not be
possible for all lots and developments where there are pre-existing small lots.) The use of Planned
Mixed-Use Development Districts (PMUs) may also be appropriate at selected locations. Finally, corridor
plans should be pursued for key corridors that align with the elements of this Comprehensive Plan.

OBJECTIVE A.11

Encourage development of vacant and underutilized parcels.

There are many vacant and underutilized parcels throughout the City. Some of these areas are smaller
parcels that would be appropriate for infill. Others are much larger and could accommodate significant
new development or redevelopment. These areas should be targeted for their economic development
opportunity and potential to revitalize neighborhoods while ensuring that they add to the fabric of a
neighborhood as opposed to replacing or destroying it.

Actions
A.12.1
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Maintain current required environmental analysis. Developers for major developments are required to
submit information regarding the environmental impacts of any proposed new development. Standards
have been adopted to discourage development of significant slopes and mitigate development on poorly
drained soils. Development is also generally prohibited in the regulatory floodplain. Development has also
worked to address environmental goals such as preserving trees, enhancing green space, buffering
waterways, and allowing more compact development, thereby limiting sprawl. These requirements
should be continued.

A.12.3

Revise requirements for landscaping and species listings. Currently, the City requires that new
development proposals include measures for conservation and mitigation of species habitats as well as a
list of plant species to be used in landscaping. More specific requirements are needed to ensure that
native species are protected and that introduction of new landscaping is generally compatible with native
species (free from invasive species). The tree preservation code should be updated to better balance
preservation and new planting and to reasonably exclude requirements where public infrastructure is
required. The current regulations should be reviewed, revised, and adopted in accordance with this.

A.12.5

Require developers to show greenspace connectivity. Greenspace connectivity and identified greenway
corridors should be required to be provided, similar to road connectivity, for new subdivisions and
developments. The City should maintain flexibility with respect to what is deemed to be acceptable based
on the specifics of each proposal.

OBJECTIVE A.14
Enhance bicycle and pedestrian connections in association with growth

and development.

As the City grows and develops it will be important to link new areas with desired bicycle and pedestrian
connections, including enhanced sidewalks, multimodal paths, greenways and other accommodations.
This objective should be pursued in combination with other efforts to support multimodal travel as
described in Goal E.

Actions
A.14.1

Implement the Bicycle and Pedestrian Master Plan 2027. As described in Action E.10.1, the City's Bicycle
and Pedestrian Master Plan proposes both overarching approaches and specific recommended
connections for people traveling by foot and bicycle. It anticipates further growth of the City and its
implementation will be a key way in which growth can be accommodated while supporting high quality
of life.

A.14.3

Provide connections from newly developed areas to greenway corridors. As new neighborhoods and
employment centers are built, connecting them to greenway corridors will support bicycle and pedestrian
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travel. The City should work with developers and others to anticipate future needs and accommodate
them as feasible within and between new developments as they are built (or even prior to construction)
as opposed to designing and constructing them later. This will help to ensure that travel patterns are
established and other investment decisions coordinated as new communities are emerging.

OBIJECTIVE B.6

Support workforce development.

Companies tend to follow the workforce in a tight labor market such as is anticipated in the future in central
Ohio, so attracting a workforce—especially younger, well-educated and skilled people—helps in securing
opportunities for business development. If directed toward current residents, workforce development also
supports local employment. Delaware lacks the necessary labor pool (un/semi-skilled and skilled production
workers) to support industrial growth beyond the amount that already exists. Key issues relate to the lack of
services and amenities, housing, and the environment that is created around industrial zones for attracting
workers to Delaware.

B.6.3

Increase the amount of workforce housing. While many units exist today, local employers and other
community members have expressed a need for more attainable workforce housing to attract and retain
quality workers in Delaware. Actions as specified in Goal D should be pursued to address this action.

OBJECTIVED.1

Provide more attainable housing.

Meeting the housing needs of existing and potential residents, including workers at Delaware’s
manufacturing and business facilities, is a priority. Addressing the need for attainable housing will
ameliorate the cross-commutation patterns (number of people working in Delaware but living elsewhere
because they cannot afford to live there and vice versa) that characterize Delaware’s labor market. It will
also help to make Delaware a more complete community with a population that is diverse in income
levels.

D.1.5

Review zoning requirements to identify changes that could support "missing middle" housing. The City
should review its zoning code to determine if there are opportunities to encourage more missing middle
housing (such as duplexes, fourplexes, cottage courts, and multiplexes) especially in appropriate Focus
Areas such as the Southeast and Southwest to improve transitions between uses.

OBJECTIVED.3

Diversify the housing stock.
Encouraging the retention and construction of a variety of housing types will help the City to attract new
residents and accommodate the existing population as preferences and needs change over time. This will
create a more robust housing market and provide the choice in lifestyles that will continue to make the
City desirable in the upcoming decades.
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Actions
D.3.1

Support senior and multigenerational housing. The City worked to bring to fruition the senior affordable
housing project Riverside Landing at Delaware Place. The City should continue to work with for profit and
non-profit housing providers to facilitate the development of senior housing that is consistent with the
policies of the Comprehensive Plan. In addition, the City should support appropriate multigenerational
housing products. This work should be conducted in association with creating an age-friendly plan for the
City. {See Objective C.4.1.)

D.3.2

Support "empty-nester" housing. Some empty nesters of the Baby Boom generation are moving “down”
(with respect to house size) within the Delaware market while others are moving to Delaware from other
parts of the Columbus region, including more rural areas, in order to downsize and be cioser to medical
and other services. There is overlap in the types of housing in demand among this cohort with other
attainable housing. (See Objective B.1).

D.3.3

Attract master planned developments with a mix of housing types. Delaware can position itself as a more
competitive community of choice for young professionals, families and others by avoiding “cookie-cutter”
housing development, and encouraging more walkable developments that incorporate some mix of uses.
Where possible, new communities should be integrated seamlessly with existing neighborhoods but not
in a way where drivers are “lost” within cul-de-sac developments that are indistinguishable from each
other. Delaware has the opportunity to attract master-planned development that offers a mix of single-
and multi-family housing (including "missing middle" housing types) along with commercial uses in a walk-
able environment. This is especially important in the Southeast and Southwest Focus Areas.

D.3.9

Define and permit a wide range of housing types in the Zoning Code. An update to the City’s Zoning Code
should include definitions for a range of housing and other building types, their design characteristics and
their appropriate land use context. This can help support desired missing middle housing as described in
Action D.1.5. Residential development intensity could be determined by design characteristics such as
building type, height, distance from the street, location along arterial roadways, architectural variety and
streetscape features (form-base characteristics) rather than by units-per-acre alone.

D.3.10

Allow mixed housing types within new neighborhoods. While the City’s current zoning classification
“planned mixed use overlay (PMU)” allows for flexibility in neighborhood design with multiple housing
types, the PMU process is more involved than a conventional zoning district. An update to the City’s
Zoning Code should build off the Suburban Mixed Residential Development Type presented in Chapter 4
of this plan and clearly define criteria for mixed or “traditional” neighborhood development and allow
such development through a standard approval process. This can help support desired missing middle
housing as described in Action D.1.5.
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D.3.11

Ensure quality rental apartments. The City of Delaware has a higher proportion of rental housing than the
County. However, the housing market analysis has identified a potential need for additional rental housing
in the future due to increased demand. The need for more rental housing dovetails with the need for
more attainable housing generally as well as changing demographics for home ownership. New rental
units could help to retain and attract recent graduates entering the work force or employees at Delaware’s
manufacturing and other industrial facilities, many of whom cannot otherwise find affordable, new single-
family detached housing in the City. While the City must appropriately balance rental with for sale
housing, quality of rental housing should also be a priority regardless of rent rate. Several actions can be
taken to incentivize the amount and kind of rental housing that is available, including providing incentives
for rehabilitation (Action D.3.12), incorporating rental housing into area plans for Focus Areas (Action
D.3.13) and licensing rental properties (Action D.3.14).

D.3.16

Implement relevant recommendations from the Mid-Ohio Regional Planning Commission's 2020 Regional
Housing Strategy. The City should review and identify recommendations from the study that should be
supported through policies, programs or projects. A Local Housing Action Agenda should be undertaken
with MORPC as a next step.

OBJECTIVED.4

Maintain and protect housing values and character.
Current and potential future residents of Delaware desire to live in neighborhoods that retain high quality
housing. This is important both to maintain housing values and to preserve existing character.

OBJECTIVE D.6

Enhance linkages between housing and amenities.

Planning and constructing housing that allows for easy access to services and amenities will help Delaware
to continue to differentiate itself as a community of choice in central Ohio. This will require both
innovating with respect to new housing and fostering connections between existing housing and
amenities.

Actions
D.6.1

Incorporate Community-Scale Activity Centers into new residential neighborhoods when possible. As
indicated in the presentation of the Southeast and Southwest Managed Growth Areas in Chapter 5, new
residential areas should include nodes with commercial, civic and other uses that provide amenity value.
This can help to market potential new residential development, reduce the need for car travel and
improve the quality of life of residents.

D.6.2

Explore opportunities to enhance neighborhoods through well-connected street networks and walkable
blocks. The City’s land development policies should be reviewed relative to their ability to promote
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development that utilizes a street pattern of walkable blocks with minimal use of cul-de-sacs. Specifically,
opportunities to increase connections to adjacent neighborhoods should be explored including
retrofitting existing neighborhoods to provide connectivity. Preferences for neighborhood streets to
include sidewalks on both sides of the street should continue to be expressed.

OBIJECTIVE E.2

Enhance parks and open space.

The City's existing public and private parks and open spaces are key amenities that support a high quality
of life. Their benefits for recreation, environmental quality and public enjoyment have been well-
supported through the comprehensive plan process. This includes the preservation and enhancement of
existing parks and open space that are accessible from the City's neighborhoods, as well as ensuring
accessibility of parks and open space in new neighborhoods to the benefit of potential future residents of
these areas as well as the public generally.

Actions
E.2.4

Revise and improve open space/ parkland dedication requirements for new development. Following the
previous comprehensive plan, qualitative standards for parkland dedication requirements were
established. However, the requirements should be revisited and revised in order to reflect the most up-
to date thinking about what kinds of parks best serve communities. From a regulatory perspective,
establishing a "menu" of options based on type of park would allow for flexibility and a range of acceptable
options while providing more explicit direction to the development community, enhancing likelihood of
approvals.

E.2.8

Ensure open space and active recreation provisions in development standards. Standards for new
development currently include standards for open space and active recreation provision. In light of the
desire by residents to ensure and better connect open space and active recreation, quantitative and
qualitative standards should be provided and better defined.

OBJECTIVEE.3

Preserve natural environments.

Through a combination of managing new development and pursuing policies and programs, the City should
seek to preserve natural environments and the habitats they support. This should be pursued while connecting
and integrating them (where appropriate) to the larger community network.

Actions
E.3.1

Continue river and stream protection measures. The City will continue to promote conservation along
rivers and streams through the location of parks and open space, floodplain preservation, requirement of
forested buffers, and promotion of conservation easements. This will include continuation of the following
policies and programs:
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> Public parkland and private open space along the Olentangy River and its
tributaries should be acquired/ designated. Park impact fee funds should be set
aside to acquire identified natural areas and preserves to protect the resources,
provide for their connection to Greenway networks (where appropriate), and
integrate them into the larger community.

> Development continues to be strictly regulated within in the 100-year regulatory
floodplain. However, it should be recognized that portions of the built urban
environment such as Downtown are within this area and should be allowed to
continue and be enhanced over time.

> Permanent conservation easements are designated on public and private property
along riparian corridors as appropriate and/or concurrent with development.

OBJECTIVEE.4

Enhance the urban tree canopy.

Delaware benefits from an urban tree canopy in many locations that provides aesthetic value, contributes
to shade, reduces the urban heat island effect, provides stormwater benefits and provides natural habitat.
Improvements can be made to the urban tree canopy in key locations.

Actions
E.4.1

Maintain and adjust policies and standards for the City's tree canopy. The City has policies in place to help
preserve, enhance and maintain its tree canopy. However, specifications regarding ongoing maintenance,
tree types and the number of trees in certain parts of the City should be revisited to determine if
adjustments should be made. Methods of encouraging alternative site designs to reduce tree loss should
also be developed and pursued. Other adjustments may include accounting for new street trees and
required on-site trees to count toward replacement trees for any new development. In addition, trees
that must be removed due to specific and unavoidable City utility placement requirements could be
potentially exempted from the replacement tree requirements.

OBJECTIVEE.5

Protect water quality.

The quality of Delaware's water plays a major role in supporting a healthy natural environment for all
community members to enjoy.

Actions
E.5.1

Maintain forest buffers along identified streams and tributaries. Forest buffers are important to filtering
stormwater, which improves water quality by removing silt and dissolved chemicals that pollute surface
water. The City amended its Code since the previous plan was adopted to require buffers. Development
was also subsequently required to comply with new Ohio EPA regulations which the City is additionally
compelled to enforce. Care should be taken to allow mitigation as provided for in regulations for ditches
and minor stream resources while focusing preservation efforts on major identified resources within the
regulations. Likewise, existing urban areas should be allowed to remain and reasonable enhancements
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made such as along the Delaware Run Downtown. (See Action E.3.2.) Code requirements should continue
to be met and, where feasible, reforestation should also be encouraged.

OBIJECTIVE E.9

Create better roadway and vehicular connections throughout the City.
Many improvements have been made to roadways and intersections since the last Comprehensive Plan
was adopted. However, many long term roadway improvements remain to be completed. Additionally,
with recent and anticipated new development further changes are recommended along with funding and
implementation strategies to help plan for the costs of roadway construction and maintenance.

Actions
E.9.1

Continue roadway and intersection improvements, including those recommended in the 2021
Thoroughfare Plan. The City's 2021 Thoroughfare Plan delineates specific roadway and intersection
improvements that are recommended in order to facilitate safer and more convenient travel throughout
the City while enhancing economic development opportunities. Improvements as indicated in the
Thoroughfare Plan should be prioritized in support of the other objectives put forth in this Plan and/or as
funding is available. Pedestrian access points and supplemental transit infrastructure opportunities should
also be integrated with roadway improvements.

E.10.1

Implement bicycle master plan recommendations. The City's Bicycle and Pedestrian Master Plan 2027 was
adopted in 2017. This was the second such Citywide plan, updating previous efforts. It included an
assessment of existing conditions, a public engagement and visioning process, and recommendations to
implement the vision. The plan put forth a series of infrastructure projects, as well as program and policy
recommendations that should be pursued in conjunction with this Comprehensive Plan.

E.10.2

Implement bicycle paths to link neighborhoods to destination points such as schools, business districts,
the Delaware Community Center/YMCA and to community parks such as Mingo and Smith Park. Improved
bicycle connections to these two community assets would assist residents in accessing them by means
other than car. The active transportation route connections should consider more than recreation uses
but also transportation corridors. The recommendations in the Bicycle and Pedestrian Master Plan,
including where bicycle paths could be built, should be implemented.

E.10.3

Implement a variety of pedestrian connections. Connections should serve both travel and recreation
demand. Routes should include a variety of surfaces from paved ADA compliant routes to primitive
recreation trails that make connections between higher level pedestrian ways and bikeways.
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E.10.5

Implement “complete street” design for new and existing roads. A complete streets policy was adopted
by the City of Delaware in October 2020. The policy considers the public right-of-way, including sidewalks
and streets, as infrastructure for pedestrians, cyclists, and smaller motorized vehicles in addition to cars.
The policy should inform new street design in association with the implementation of this Comprehensive
Plan and will be especially important for new streets that may be constructed in Focus Areas where
significant new development is anticipated.

E.10.7

Maintain bicycle and pedestrian connectivity requirements for new residential development. As part of a
review of the City's Zoning Code, the City should continue to include requirements for sidewalks, bike
paths and other accommodations for people traveling to, from and within these areas by modes other
than car. Improvements should be in accordance with the most recent Bicycle and Pedestrian Plan. There
may be very limited times when cash-in-lieu payments from development could be available to general
citywide multimodal trail planning and construction.

OBJECTIVE E.12

Provide safe and sufficient water and sanitary sewer facilities.

Planning for water and sanitary sewer must be considered in parallel with land use planning in order to
promote development that is fiscally prudent, environmentally sustainable and makes the best use of land
resources. Utilities decisions should inform land use decisions and, conversely, land use decisions should
take into account available utilities. The City can proactively coordinate these efforts.

Actions
E.12.1

Implement water and sewer master plans. The City must implement water and sewer master plans in
order to assess the current service relative to demands placed by land uses and activities and to provide
a framework for future actions. The plans provide an important roadmap to ensure a match between
where, how much and what type of service is provided.

F.2.3

Prepare estimate of fiscal impacts of development. As follow-up to this Comprehensive Plan, the City
should hire a consultant to prepare an analysis of the City's general fund account for the last ten or more
years. This analysis will be used to conduct a Return on Investment analysis as described in Action A.3.1.
The purpose is to have a more nuanced understanding about which development will and will not pay for
itself. The findings can then be used and weighed alongside with other considerations, to make decisions
about which development types should be pursued in which locations in accordance with this
Comprehensive Plan.

OBJECTIVE F.3
Link land use planning to fiscal policy.
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In making future land use decisions and implementing the recommendations in this plan, it will be
essential to consider and take into account fiscal impacts. A series of recommendations are presented in
Objective A.3, which are also summarized below.

Actions
F.3.1

Conduct a “return on investment” analysis for major development proposals. A fiscal return on investment
(ROI) analysis would determine the net fiscal benefits to the City relative to costs for providing public
improvements to support a development. In order to support this Action an estimate of the fiscal impact
of different development types should be completed as described in Action F.2.3. See Action A.3.1 for
more information.
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4. DEVELOPMENT FRAMEWORK

This chapter puts forth a development framework that underpins the
plan's Character and Land Use Plan (Chapter 5) and Goals, Objectives
and Actions (Chapter 7).

APPROACH

In the following pages information about the
existing physical environment within the planning
area is presented, including the following:

1.

Development Context. The Development
Context describes overall guidelines that
should inform new development in applicable
areas of the City. These are presented with text
descriptions and illustrative photos.

Infill and Redevelopment Opportunities.
There are opportunities for infill (development
of vacant parcels within an existing built
environment), redevelopment (conversion of
existing property into another use) and new
development within the existing City limits.
These are presented in a map.

New Development Opportunities. There is
potential for new development opportunities
outside of the City limits but within the
planning area for this plan. These are
presented in a map.

Community Network. Existing parks, open
space, government, institutional and other
public or publicly accessible property are key
amenities for the public. This is presented in
a map.

Transportation Network. This map shows the
existing road network as well as proposed
arterials and intersection improvements.

PLANNING AREA BOUNDARY

The planning area used in this plan includes all
property within the City of Delaware's jurisdictional
boundary as well as property that falls outside of
the City as well as property that a) is serviceable
by water and sewer infrastructure, and b) has

been identified as potentially developable within
the ten-year time horizon of this plan based on
market trends and anticipated population growth.
(Note: just because property has been identified as
potentially developable, does not mean that this plan
recommends development.)

Delaware Together
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DEVELOPMENT CONTEXT

The Development Context describes the overall
purpose and general guidelines that should inform
any change within each Character Area and Focus
Area described in Chapter 5. A major focus in the
future for the City of Delaware will be preserving
and protecting what makes Delaware special,
including undeveloped areas, existing parks and
open spaces, historic neighborhoods and other
unique places that contribute to the City's quality
of place. At the same time, new development must
be directed to help build connections, enhance
vibrant neighborhoods and improve neighborhoods,
commercial corridors and other areas experiencing
disinvestment. New development is also
encouraged in the focus areas.

The five contexts identified are:

® Preservation

> Adaptive Re-use

> Infill

> Redevelopment

> Suburban Edge Development

Any new development should be evaluated
based on its context. This will ensure that new
development is compatible and consistent with
the established character of Delaware while
providing new opportunities for future residents
and businesses and being responsive to shifting
demands in the marketplace.

The building at 20-26 E. Winter Street was originally built to house multiple businesses, eventually including
the New York Cash Store. The Strand Theatre was added to it in 1916 and became the oldest continually-
running movie theater in Ohio. A portion of the building has been adapted for re-use and provides gallery
space and office space for non-profit organizations.

Delaware Together Comprehensive Plan

39

45



INFILL

Infill is development within an existing developed
area on vacant lots that is generally consistent in
form and scale with its surroundings. It can also
include construction on a mostly built-out lot that
intensifies the use. Examples of infill are where

a new home is built between two older homes

or a new building is constructed on an empty lot

in a commercial district between two existing
structures. Infill will usually occur in areas with

an established housing or business base that is
experiencing an increased demand and has a supply
of available lots or underutilized lots. Infill requires
sensitive design guidance to ensure compatibility in
character with surrounding buildings.

> Benefits: Infill projects increase development
intensity in areas with existing infrastructure and

public services and provide additional housing a shopping center (Redwood / Glenwood Commons) has a

options, commercial space or retail/services. contemporary style but is compatible with the scale and
They can help to re-knit existing built fabric of an  character of existing development.

area, such as when built on a vacant lot between
two existing uses.

Infill housing located between an older residential area and

> Challenges: Infill projects are surrounded by
established development. Larger-scale buildings
and an increased level of activity can be viewed
as encroaching on established lifestyles and

character.

GUIDELINES

> New buildings should be built at a similar scale > All features of the rights-of-way, including
and with similar lot configuration (setbacks and sidewalks, curbs and gutters, curb cuts, and
location of parking and outbuildings), as well as access should be consistent with the existing
with architectural proportions in context with context if it is of a desirable quality. In contexts
the block and street. where the surrounding environment lacks

desired features or amenities, new development
should (and may be required by City regulations
to) include a higher standard in such features.

> Ifinfill takes place on lots at the edge of an area
with more intense development, buildings may
be constructed in between the scale of the two
areas to provide a transition. > Consider the fiscal impacts of the development

> The style of new structures should take cues along with other factors.

from the existing context, but should be
distinguishable and reflect the era in which it
was built rather than mimicking older styles.

Delaware Together
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REDEVELOPMENT

Redevelopment is development where the existing
pattern is modified on lots that already contain
some buildings through lot consolidations or
subdivisions, multiple new buildings, or a single,
significant change in buildings or use on a site.

This could occur where most of a city block is
purchased and subdivided and new internal streets
are designed. It can also be where a larger property
(like a school, golf course or hotel) is developed for
housing or a senior living facility.

> Benefits: Redevelopment projects offer
the greatest potential to meet demand for
intensification of uses and activities. These
projects are usually limited to targeted areas
where the original buildings have been degraded
or underutilized or as identified in specific area or
corridor plan.

> Challenges: Redevelopment can dramatically
change an area unless properly managed
for context-appropriate design and density.
The transition to surrounding uses is vitally
important to ensure sensitive integration of uses
and buffering may be required.

GUIDELINES

> The established street and block network should
guide building scale and the orientation of new
construction. Reverse frontage (where a building

is oriented toward a different street than others
on the block) should be avoided.

> The use of alleyways or smaller secondary streets
and private drives is encouraged to provide
intensification of development within a site.

> Asimilar scale, lot configuration (setbacks
and location of parking / outbuildings), and
architectural proportions should be used.
In select locations, such as street corners,
new buildings may be of a larger scale than
adjacent existing buildings, but should avoid
overwhelming established development.

Delaware Together Comprehensive Plan

Ohio Wesleyan University's Dittrick House is a redevelopment
project that provides duplex-style small living units (SLUs) for
students.

A commercial redevelopment improved the side and back
frontages of a building with landscaping to create a more
welcoming approach from all directions.

> A vehicular trip generation study and local road
capacity assessment should be submitted for
consideration.

> Abicycle and pedestrian trip estimate should
be submitted to help evaluate the need for
supporting facilities in the vicinity.

> Consider the fiscal impacts of the development
along with other factors.
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SUBURBAN EDGE DEVELOPMENT

Suburban Edge Development is when a large piece
of land (usually more than 50 acres in size) that
was previously used for agriculture or forestry,
and is surrounded by at least two sides of other
large parcels, is developed. The property could be
subdivided, condominiumized or part of a Planned
Unit Development (PUD). A new street network,
infrastructure, and buildings are built. This type
of development has been common in Delaware in
recent decades and typically involves annexation
from one of the surrounding Townships in
accordance with the City's plans and utilities.

> Benefits: Suburban Edge Development does not
require demolition or adaptive re-use of existing
structures except in cases where land needs to
be cleared, for example, where there is an old
farm or barn. It can accommodate large format
uses or larger residential developments at a time
of high demand for more housing or other uses.
The initial cost of land can be less expensive than
in redevelopment or infill projects because there
is no existing infrastructure or no significant
structures present.

> Challenges: Establishing connectivity to
existing public road networks through adjacent
development can be difficult. It can have
adverse, long-term fiscal implications for local
government from a maintenance perspective.
The cost of infrastructure, improvements in
rights-of-way and new services can outweigh
the marginal cost difference in the land.
Achieving the most appropriate balance
between the existing character of Delaware
while meeting demand for housing and other
types of development will require thoughtful
development standards or PUD. While PUDs
can create valuable oversight and flexibility they
can increase the need for City staff resources.
They can also make approval processes lengthy,
uncertain and costly for land owners.

GUIDELINES

> Multimodal transportation connectivity to
adjacent areas should be emphasized.

> Protected and accessible open spaces and
connections to nearby open space networks
should be provided.

> Private sector applicants should build new roads
following the City’s Major Thoroughfare Plan to
accommodate multimodal travel and include
sidewalks, bike lanes, and on-street parking
consistent with the City’s Bike and Pedestrian
Plan.

> New development should be coordinated and
timed relative to infrastructure availability.
Infrastructure, particularly sewer and water
service, should be available concurrently with
new development or developers must pay to
extend it within a project.

> When development occurs adjacent to existing
development an appropriate transition is
needed and adjacent lots should be consistent
in use and size. Smaller lots or more intense
uses may be located in the interior of the
development.

> While accommodating development,
preservation of (or mitigation of) impacts to
significant environmental features, wetlands,
streams, large stands of trees, and the like
(where appropriate) is expected.

Delaware Together
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INFILL AND REDEVELOPMENT
OPPORTUNITIES WITHIN CITY LIMITS

This map shows areas within the City boundary
where redevelopment and/or infill opportunities
may be possible. It is a first step in an analysis of
where and how Delaware has potential to grow
within its current limits. There are clear fiscal,
sustainability, transportation and other advantages
of directing growth to locations that are already
partially developed or adjacent to existing
development.

Areas in pink (Infill and Redevelopment
Opportunity) are platted lots with structures that
generally have a ratio of less than 2:1improvement
(house plus structures per the County Auditor)

to land value and can therefore be deemed
“underutilized” or are legacy retail or shopping
centers with room for Infill or Redevelopment. Also
included are residential properties that generally
have fewer than five acres that were absent of any
structures and commercial land since it tends to
move as communities grow and most commercial
uses update or change every 5-10 years. Parcels
identified would likely be developed as traditional
single lot infill sites unless consolidated.

Areas in blue (New Development Opportunity) are
either vacant / partially vacant or agricultural in

use and are generally greater than five acres (in
most cases greater than 20 acres). Some of these
properties are already in the City's pre-development
pipeline (meaning they may be zoned, they have
appeared in plans or development might have
started). It is important to note that some may be
more advantageous for development than similar
sites outside of current City limits because they are
adjacent to or surrounded by existing development
and are currently or readily served by infrastructure.
Their development could therefore provide a
natural continuity with and complement developed
areas. Guidance by the applicable Development
Context designations should help to transition from
existing development to new development.

Areas in light gray (Potential Development
Areas) are locations outside of City limits where
new larger-scale development is possible as
detailed in the following map (New Development
Opportunities).

Areas in dark gray (Committed) are platted but
unbuilt subdivisions (pipeline development sites).

Delaware Together
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INFILLAND REDEVELOPMENT OPPORTUNITIES WITHIN CITY LIMITS
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SUBURBAN RESIDENTIAL

Suburban Residential Character Areas are found toward the perimeter of the current city limits and
along corridors. These areas include existing, post-1940s subdivisions and the car-oriented, non-
residential corridors associated with them. They are primarily characterized by individual subdivisions or
neighborhoods with a specific street and block patterns adjacent to other subdivisions or neighborhoods
with a different patterns. A common characteristic of these neighborhoods is homogenous housing types
and architectural styles in a block, along a street, or clustered in pods around a common open space.
However, types vary between areas, ranging from detached single-family to multi-family complexes.
Driveways, garages, and accommodation of the car is predominant.

KEY ATTRIBUTES

> The street network is typically curvilinear with
irregular block structure. It may have limited
points of connections and frequent use of culs-
de-sac, especially in subdivisions developed
between 1980 and 2000.

> Streets vary in width from 30-foot rights-of-way

to 60-foot rights-of-way. Sidewalks are common.

» Blocks vary in dimension by subdivision and may
be similar to an urban block or be less defined
and more organically shaped by the landscape
or former parent lot (lot that existed prior to
development).

> The pattern within each subdivision is typically
very consistent in terms of lot size. Lot shape
may vary and include rectangular parcels,
wedge/pie shaped parcels consistent with a

more curvilinear street network, or other shapes.

> Buildings are typically located near the center of
the lot, with similarly sized front and back yards,
and often present the wider facade to the street
with the greatest dimension of the lot being the
frontage width.
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> Attached garages with driveways are common.

> Housing types are typically developed in

separate subdivisions (multi-family, single-
family, townhouses). Mixing of housing types
within a block or along a street is uncommon.

Buildings are typically one to three stories,
with some four-story buildings in multi-family
complexes.

Architectural details may vary within each
subdivision depending on the mix of residential
types and era of construction. Infill development
respects the existing horizontal and vertical
proportions of homes as well as location and
orientation of buildings on the lots.

Open space, when present, is provided in

an informal and passive manner as well as
through neighborhood recreation facilities
and clubhouses. In older, larger lot Suburban
Residential Character Areas there is usually
limited public open space. More recently built
areas are more likely to have common open
spaces and parks.

Delaware Together
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PLANNING GUIDELINES

Existing Suburban Residential Character Areas
represent established and stable development

in Delaware that are not likely to see significant
new development and change. For this reason,
the applicable development context is infill and
the planning approach for these areas should be
to maintain and enhance the character of existing
development. New Suburban Residential Character
Areas should embrace the trends of more recent
subdivisions toward incorporating public open
space and pedestrian accommodations, adhering
to high quality design standards and integrating
conservation development principles, such as
retaining natural features and encouraging more
clustered development to allow for more open
space. Where feasible, integrating or promoting
proximity to Activity Districts is also desirable to
maximize residential access to commercial goods
and services and reduce car-dependence.

The critical factors to consider in design and any
improvements include:

> Maintaining or improving the connectivity of roads to
provide alternative routes and reduce traffic congestion
on major roads.

> Improving the connectivity between destinations and
residential areas through completion of sidewalk and trail
connections.

> Providing adequate common open spaces in
developments with small individual yards to offset the
compact character of the built areas.

> Encouraging the use of alleys and rear loaded garages
whenever feasible to increase the walkability of new
neighborhoods by removing driveways and curb cuts
from residential streets.

> Establishing transitional zones in each new subdivision
that allow for step up or step down between types of
housing to adjacent neighborhoods.

> Requiring tree lawns along all residential streets or
consider deep enough front yards that large species
shade trees can be planted and maintained in front yards.

> Requiring infill projects to match the size, scale, and
setback of existing homes.

> Addressing stormwater impacts and mitigation.

Delaware Together Comprehensive Plan

APPROPRIATE DEVELOPMENT TYPES*

Traditional Small Lot-Single-Family
Traditional Medium Lot Single-Family
Traditional Small Block Neighborhood
Traditional Large Block Neighborhood
Early Suburban Single-Family

Late Suburban Single-Family (Existing)
Multi-Family Complex (Existing)
Commercial Corridor (Existing)
Suburban Mixed Residential
Neighborhood-Scale Activity Center
Community-Scale Activity Center
Fairgrounds

Camps or Ecological Conservation Campus

Eco-Village

>
>
>
>
>
>
>
>
>
>
>
>
>
>
>

* Development Types are described in detail on
pages 81-90.

Natural Conservation/Preserves
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ACTIVITY DISTRICT

Activity District Character Areas are nodes that provide local and regional destinations for the community.
Some include retail and commercial uses that are smaller scale, serve a local population and are more
pedestrian-oriented. Others accommodate community or regional-scale commercial uses, are more car-
oriented and larger in scale. Some also serve a "gateway" function, marking entrance points into the City.
In addition to commercial activities, these districts incorporate a mix of other uses, including institutional,

residential and open space/recreational.

APPLICABLE PLANNING CONTEXT
GUIDELINES

Both Infill and Redevelopment are appropriate
development contexts for Activity District
Character Areas. In many cases, taking advantage
of infill opportunities can help to intensify uses in
such a way as to maximize the potential of existing
infrastructure and limit the need for suburban edge
development in other locations. Redevelopment

is appropriate in locations where certain types of
buildings are functionally underutilized or market
conditions changed. In some activity districts public
realm improvements and amenities (such as pocket
parks, bicycle lanes, street furniture, lighting,
public art, etc.) offer the potential for improving
quality of place and making areas more appealing as
destinations for both residents and visitors.

APPROPRIATE DEVELOPMENT TYPES*
Neighborhood-Scale Activity Center

Community-Scale Activity Center
Regional-Scale Activity Center

Suburban Mixed Residential

Multifamily Complex

Commercial Corridor

Fairgrounds

Camps or Ecological Conservation Campus

Hospital/Medical Campus

vV vV vV vV VvV VvV VvV Vv v Vv

Natural Conservation/Preserves

* Development Types are described in detail on
pages 81-90.

Delaware Together
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MEMORANDUM

TO:  Dave Efland, Planning Director

CC:  R.Thomas Homan, City Manager, Kyle Kridler, Asst. City Manager
FROM: Ted Miller, Parks and Natural Resources Director

DATE: 12.10.21

RE:  Addison Properties

The following memorandum is intended to address the amenities associated with the
proposed Addison Properties development from the plan set dated October 5, 2021. The
specific amenities addressed would be directly related to the Parks and Natural Resource
Department.

Trails

The development has proposed an eight-foot multi-use trail parallel with Merrick Parkway
and the Bruce Road connection. The proposed trails are consistent with the Bicycle and
Pedestrian Master Plan 2027. In addition, we have requested an eight-foot multi use trail
parallel with the proposed Heritage Blvd extension north of the roundabout and sidewalk
connections south of the roundabout to connect into the existing neighborhoods to the
south..

The community response has also pointed out a need for better connectivity to Smith Park
which is adjacent to this development but separated by an active rail line. The city would
like to make the pedestrian connection and would be open to potential funding sources
that this development may be able to assist with. Even a partial funding source would
enable us to leverage funding towards potential grants that could support a rail crossing
project.

Parks

The open space area calculations presented on the plan details active and passive open
space for Sub Areas “B”,”C”, “D” and “E” and our comments are based specifically on these
areas. Overall, the sub areas equal 152.9 acres and have 45.7 acres of active/passive open
space. The plan has dedicated almost 30% of the area to towards open space which exceeds
zoning requirements. Each sub area individually exceeds 20% dedicated open space. In
addition, the open space has been located to preserve existing woodlands and wetlands as
much as possible and to provide linear greenway connections, particularly along Merrick
and through Sub-Areas C and D to the future Smith Park pathway.

The open space calculations for these Sub Areas would be higher if the buffer area north of
Shelbourne Forest Subdivision (Reserve #1) were included in the Sub Area E calculations.
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Tree Preservation

Our analysis reviewed the Tree Preservation / Removal Exhibit as updated with recent
changes submitted by the Applicant. Again, we examined Sub Areas “B”, “C”", “D” and “E”
with the addition of Reserve Areas #1 & #2. The overall (no condition rating applied nor
discounting for dead trees) proposed preserved woodlands in these areas of 27.8 acres
while removed woodlands proposed is approximately 33.8 acres. The sub areas and
reserve areas preserve 45% of the woodlands estimated. Preserving approximately half of
the trees on a planned unit district is consistent with past planned unit developments.
Additionally, the proposed payment per the Development Text into the Tree Fund
combined with the additional planting per unit in the Development Text in these areas
brings the overall percentage to approximately 50% on a caliper inch basis and/or
payment-in-lieu-of at $100 per caliper inch equivalent basis.

In addition, the tree preservation calculations do not factor in the street trees that will
added to this site, buffer area trees, and required landscaping trees. Based on feet of
roadway proposed, the single family lot areas (Sub Areas “D” & “C”) will likely add around
700 caliper inches of street trees, Merrick and Heritage road right of way will likely add
around 900 caliper inches of street trees that will ultimately increase the canopy coverage
particularly in the areas that are predominantly agricultural land today.

Adding tree canopy to the agricultural areas, which largely are devoid of trees today, could
be beneficial to the overall site and the proposed development.
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MEMORANDUM

TO: David Efland, Planning and Community Development Director

FROM: Sean Hughes, Economic Development Director

DATE: November 18, 2021

RE: Addison Development Plans Review Economic Development Comments

In response to community questions in regards to the Addison Development mixed-use project,
my team wanted to contribute our thoughts and comments as part of the plans review process.

This plan appears to be consistent with national trends towards mixed-use development as well
as components of our recently adopted updated comprehensive plan. The developer has
incorporated retail and office with very diverse housing options. Not only will this provide the
rooftops necessary to attract and support retail and service based businesses, but it also
provides the necessary housing to support workers at varying income levels. Many of these
workers will be staffing the retail, service and office based business in the development,
however, many also will support our existing retail, restaurant, service and industrial
businesses. This is greatly needed considering the post-pandemic worker shortage that all of
our employers are currently facing.

The city’s unemployment rate is hovering at 3.7%, which is a normal unemployment rate for
our community. With that being said, the only way to increase our workforce is to provide
transportation solutions for bringing workers to Delaware from surrounding communities or
providing affordable housing options for their varying levels of income.

The following excerpt from a real estate market assessment we had completed by DiSalvo
Development Advisors earlier this year demonstrates a demand for affordable rental housing.
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Demand: A five-year projected growth of 1,289 renters from 2020 to 2025. There will be an
estimated 3,727 renter households with incomes above $40,000 by 2025. DDA expects a site-
specific market-rate property to support 186 to 260 units. Based on the five-year market-rate
potential of 590 units, the market can absorb up to three market-rate projects over the next five
years (source: Residential Market Analysis, Randall Gross).

There are an estimated 2,743 renter households with incomes below $40,000, representing
demand for additional affordable housing in the market. The Residential Market Analysis
estimates demand for 360 to 600 units within this income group. The Low-Income Tax Credit
program represents the most likely vehicle to develop additional affordable housing.

Mixed-use projects also create diverse job opportunities. While we try to focus our efforts on
high-paying white-collar jobs in particular, the trends for office are moving away from
dedicated office parks to mixed-use development with walkable access to amenities such as
restaurants and retail as well as walkable access to housing where the employees live. We saw
this happening nationally before the pandemic, but it has certainly escalated after the
pandemic as more employees and employers adopt work-from-home or hybrid work options.
Therefore, the lower-paying jobs of retailers and restaurants serve as part of the soft-
infrastructure that is necessary to attract the higher-paying jobs.

With that being said our real estate market assessment identified that we have a need for more
retail in the City.

Demand: The City of Delaware residents will have an estimated retail trade spending potential of
$700 million by 2025, approximately $100 million above current estimated retail spending, of
which $55 million represents retail trade excluding automobile and online sales.

The trade area has a population 10,000 above the City of Delaware and in 2017 has current sales
potential of $650 million, of which approximately $425 million are non-automobile sales. The trade
area consumer spending potential is 80% of local estimated sales. The non-automobile spending
potential in the trade area is projected to increase to $477 million by 2025.

The potential unmet demand for the $90 million retail spending could generate approximately an
additional 210,000 square feet of occupied retail space in the City of Delaware.

Estimated restaurant sales per square foot in 2017 were $319 per square foot. This is considered
a healthy overall sales per square foot amount. DDA projects restaurant spending power within
the local trade area will reach $87 million by 2025. Assuming 80% of the restaurant spending
occurs in the trade area, at an average of $325 per square foot, in the next five years there is
potential to support another 50,000 square feet of food and beverage space in the City of
Delaware.
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While we have not been given any specifics on square-footage of retail, restaurant or office,
this project appears to be consistent with meeting the space demand identified in our real
estate market assessment and creating both office and retail/restaurant/service jobs.

The developer has not requested any incentives for the project, therefore, we have not
requested an economic impact analysis on the project.
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o s PLANNING COMMISSION /
I —cco-- PUBLIC WORKS DEPARTMENT STAFF RESPONSE
DELA U U ARE CASE NUMBERS: 2021-3843-3845
jﬁo"‘ 'O—&_ REQUEST: Multiple Requests

PROJECT: Addison Farms
MEETING DATE: December 1, 2021

During the November 3, 2021 Planning Commission Meeting, there were many inquiries made specific to Cases 2021-3843,
2021-3844, 2021-3845 associated with Addison Farms/Addison Properties. This staff response is to address concerns
specifically relating to Public Works/Engineering, and in no particular order:

A. General Engineering Review Process
The City’s Engineering Standards are contained within the Engineering Design Standards (EDM) and is accessible via
the City’s website at this location: https://www.delawareohio.net/government/departments/engineering/engineering-
design-standards.

As denoted City Code Chapter 903 and in the EDM Chapter 3, all proposed developments in the City of Delaware are
subject to review by the Public Works Department to verify conformance to current City design and construction
standards, specifications, and regulations. Engineering and construction plans typically include, but not limited to the
following: Site demolition, Storm sewer including submission of associated calculations, Grading, Basin details,
Erosion and sediment control, Sanitary sewer including submission of associated calculations, Roadway Improvements,
Waterline including water modeling and flow analysis, and water meter sizing calculations for commercial/private sites,
Maintenance of Traffic, Signage and Striping, Street lighting and/or site lighting, Traffic signal plan and details, when
appropriate.

Other submittal requirements include:

e Traffic Impact study, where determined appropriate

e Preliminary and/or Stormwater Management Plan (Preliminary is not always required). See below for more detailed

information

e Stormwater Pollution Prevention Plan (SWPPP or SWP3)

o All necessary easement and/or agreements (such as a cross access agreements, offsite easements required for
development, temporary construction agreements, memorandums of understanding with other jurisdictions (such as
adjacent townships, Delaware County)

¢ Any required permits, as appropriate, including but not limited to:

o OEPA NDPES NOI (Approval Under Ohio EPA (OEPA) National Pollutant Discharge Elimination System
(NPDES) - Construction Site Stormwater -Olentangy Watershed-current permit)

o OEPA Surface water Permit to Install (PTI)

o OEPA Drinking water Permit to Install (PTI)

o United States Army Corps of Engineers (USACE) Preliminary Jurisdiction Determination and Nationwide
Permit verifications, including any special conditions where appropriate

Within the Public Works Department there are two full time professional engineer staff members, who comprise the
Land Development section. These staff members begin to be integrated with a potential developer as early as a concept
plan or even a concept discussion is initiated. For any development project to proceed to Planning Commission and
Council a Final Development Plan and/or Final Subdivision Plat, Public Works must first have received the initial final
engineering plan for review. It is typical that any project goes through no more than three (3) plan reviews, and when all
items are submitted as required and meet the engineering design standards, the plan is approvable and routed for required
City of Delaware signatures (the Public Works Director/City Engineer, Deputy City Engineer, Public Utilities Director,
Planning and Community Development Director).

When all permits are obtained (OEPA required a signature on a plan in order to approve and grant a PTI), and all
required items are submitted as required, and all required Council approvals have been obtained by the
developer/applicant, Land Development staff can schedule a pre-construction meeting with the developer and their
contractor(s) so that construction can commence. Also, in conformance with City Code 903, all developments during
construction are inspected for conformance with the approved engineering plan.

B. Northwest Arterial Corridor Analysis (NWACA)
The City has been studying the planned Merrick Bl extension to US 23 to fully understand the traffic related impacts
associated with the project, and the interim impacts from development related traffic to the surrounding roadway

H SAEneineerin\ENGINEERING DEPARTMENINLAND DEVELOPMENTNProjects \cddison Properties Pre-Deyv and PSWMP 2
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network until such time as Merrick is completed. A full report identifying all transportation impacts and proposed
improvements will be developed and be available at the conclusion of the study.

C. Addison Farms/Properties Traffic Impact Study (TIS)

As of the end of October, the NWACA study data collection and initial analysis has been accepted by the city. Upon
approval of the requests indicated by the requests denoted in Planning Commission Cases 2021-3843, 2021-3844, 2021-
3845, including finalization of zoning, City staff can coordinate the initial methodology meeting so that the developer
can first submit a memorandum of understanding outlining the scope of the study and once accepted, proceed with their
traffic impact study. The methodology meeting will include discussion on traffic counts and how to properly take into
consideration count data that may or may not be affected due to COVID-related impacts to vehicular activity.

The TIS will be completed as specified in EDM Chapter 8. Per Engineering Design Manual Chapter 3 a Traffic
Impact Study (and Preliminary Stormwater Management Plan) is required to be approved before final engineering plans
will be accepted for review.

a. Speed Limit
For the Traffic Impact Studies and roadway design the developer/design engineer will utilize the design speed for
design of roadways and roadway improvements; design speed is based upon the legal speed. Design speeds are
defined by the American Association of State Highway and Transportation Officials (AASHTO) Green Book, and
on a state level the ODOT Location and Design (L&D) Manual (specifically, Volume 1, reference:
https://www.dot.state.oh.us/Divisions/Engineering/Roadway/DesignStandards/roadway/Location%20and %20Desig
n%?20Manual/Entire%20Manual.pdf).

The legal speed is determined by Ohio Revised Code (ORC), specifically ORC Section 4511.21
(https://codes.ohio.gov/ohio-revised-code/section-4511.21) and Section 4511.65 (https://codes.ohio.gov/ohio-
revised-code/section-4511.65). Upon this determination and completed construction this will be the posted legal
speed limit, specifically on Merrick Bl. Local streets, both existing and new streets, per ORC 4511.21(B)(2) have a
legal speed limit of 25-mile per hour (MPH).

Reference EDM Chapter 7 which references roadway design requirements with reference to design speed.

b. Proposed Merrick Bl Profile
The TIS will assist with determining the profile of Merrick Bl, particularly with respect to turn lanes and roadway
width. Merrick Bl in the vicinity of Houk Rd is established with a 100-FT right-of-way, and for concept and
planning purpose discussion within the proposed Addison Farms development this width has been utilized to date.

¢. Roundabout Intersection Control
Also referred to as “modern roundabouts”.
The ODOT L&D Volume 1 states:
“Modern roundabouts have geometric features that slow all vehicles down, regardless of the posted speed limits
on the approaching roadways. Entering traffic is slowed down and deflected to the right by the approach splitter
island into an appropriate curved path along the circulating roadway and around the central island of the
roundabout.

Generally, roundabouts can process high left turn volumes more efficiently than all-way stop control or traffic
signals; as well as, accommodate a wide range of side road volumes.

Roundabouts can improve safety over that of a conventional intersection through the reduction of vehicular
speeds through the roundabout (average 15-25 mph), the reduction of crossing conflicts where the paths of
opposing vehicles intersect and a lower angle of impact in the event of a crash. Roundabouts are recognized by
FHWA as a Proven Safety Countermeasure.”

As such, staff support the inclusion, design, and construction of roundabouts on the proposed Merrick Bl. Also
reference EDM Chapter 7 regarding design requirements for roundabouts.

Existing driveway accesses, specifically at 999 Executive Bl and 178 Woodhaul Dr will be required to be fully
accessible from Woodhaul Dr and unobstructed by the splitter island of the roundabout. It is noteworthy to
emphasize that many municipalities and jurisdictions are choosing to proceed with a roundabout intersection for
both new intersections and as a modification for an existing intersection.
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e Example of drives being accommodated within Delaware County can be reviewed by Google Maps at Smothers
Rd and Schott Rd/Red Bank Rd, or at Liberty Street and Salisbury Dr, see images below:

BEFORE: AFTER:

e Below is an example of drives being accommodated on a City of Delaware developer-led project in association
with Terra Alta subdivision on Braumiller Rd, with new road Stockdale Farms Dr
(purple is original alignment, blue is new alignment)
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D. Thoroughfare Plan
The Official Thoroughfare Plan was codified through ORD 02-21 Passed 2/25/2002. This plan depicts, and specifically
states and notes on exhibits:

“New roads are conceptual and shown for planning purposes only. Specific alignments will be determined in
future studies.”

More recently, the 2020-2040 Plan Project Summary, a part of the Thoroughfare Plan, was updated via ORD 21-22
Passed on 5/10/2021. On this document, attached as PWD-Appendix A, the above note was inadvertently omitted as it
was anticipated the newly implemented GIS-based online mapping would contain this note.

Regardless, the Official Thoroughfare Plan contains this notation as well as the depiction of Merrick Bl in Figure E2.
Excerpts of this document are attached as PWD-Appendix B.

Therefore, the alignment of Merrick Bl is not obligated to be a specific alignment; the alignment is required to be
determined via future study, which this developer is pursuing through initially these cases, the future TIS, and
subsequent engineering design. The same applies to Heritage BI.

Ultimately, per the Executive Summary of the Thoroughfare Plan (ORD 02-21 Passed 2/25/2002) the purpose of it is to
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protect and aid in right-of-way acquisition for future road corridors; serve as a guideline for public agencies and
developer when establishing future access points and roadways in the City; coordinate with County and township
transportation plans; allow better integration between transpiration and land use planning.

All street stub extensions and proposed roadway improvements are identified on the 2020-2040 Thoroughfare Plan
Project Summary, notably for these cases:

a. Street Stub Extensions
The 2020-2040 Thoroughfare Plan Project Summary adopted 5/10/21 via ORD 21-22 include stub street extensions
to be made by either the City or a developer. Specifically, for Addison Farms this includes:
® 16 — Hayloft Drive
Note: As a result of public concern and comment primarily directly associated with the temporary park
permitted at this location, staff have yielded to allow for this extension to not be pursued.
17 — Hope Lane
Note: Staff have evaluated and with the proposed development presented in these cases, this connection can
be eliminated; the developer will be required to restore this area to grass and any additional processes
deemed required by the City to remove this from public right-of-way and maintenance.
¢ 18 — Kensington Drive

21 — Sylvan Drive

22 — Taylor Avenue
Note: As a result of public concern and comment primarily directly associated with preservation of wooded

areas, staff have yielded to allow for this extension to not be pursued.
* 28 — Woodhaul Drive Extension

Regarding stub street connections of (18) Kensington Dr (21) Sylvan Dr to proposed Heritage Bl: Asis
standard with any subdivision, new or existing, Delaware Fire Department staff have consistently specified that
connection to existing streets to the Oakhurst Subdivision will be required for their approval.
Per Ohio Fire Code 503.1.2 Additional access:
The fire code official is authorized to require more than one fire apparatus access road based on the
potential for impairment of a single road by vehicle congestion, condition of terrain, climatic conditions or
other factors that could limit access.

b. Proposed Roadway Improvements
¢ 7 - Bruce Road
¢ 20 — Heritage Bl
e 29 — Merrick Bl
¢ 36 — Residential Connector Street (reference City-owned parcel 51931103017000, between 829 and 841

Executive Bl.
Note: As a result of public concern and comment at this location, staff have yielded to allow for this

extension to not be pursued.

E. Stormwater Management Plan Requirements
All developers must meet the stormwater requirements as specified in EDM Chapter 15: Stormwater Management
and EDM Chapter 16: Stormwater Quality Regulations, which includes the requirements of the OEPA General
Construction Stormwater Permit OHC000005.

As is consistent with EDM Chapter 15, the design engineer has been in contact with the Public Works Department as
early in the design process as they possibly could, and to date has submitted and received comment back on a
preliminary stormwater management plan for the subject case(s).

The developer must include with any initial engineering plan design submission (a step in the process that typically
occurs once preliminary development plan approval is achieved and is required in advance of submitting a final
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development plan for approval) a Stormwater Management Plan for review that includes, but is not limited to, the
following:

Existing conditions tributary map

Proposed conditions tributary map

Soils map

Proposed storm structure tributary map

Site description

Hydrologic methodologies used to determine the runoff

Existing hydrologic conditions, including county and local field tile systems and drainage ditches are identified
on current Delaware Water and Soil Conservation District office records.

Developed hydrologic conditions

Stormwater management plan — how the runoff is being moved through the site

Applicable permits, including all EPA and USACE permits

Calculation sheets and hydrograph printouts

Identify proposed major flood routing, storm sewer outfall points, and off-site improvements
Identify downstream capacity concerns or limitations to the existing system

Critical storm calculations

Required detention volumes for 1-year and critical, and 100-year events

Proposed detention and/or retention basin locations.

Including considerations for discharge point, stormwater diversions, and field tiles

Approval of the Stormwater Management Plan is required, as indicated above (see General Engineering Review
Process).

a. Stormwater Offsite Runoff/Offsite Tributary Area
Per EDP Chapter 15: “Stornnwater runoff from offsite upstream tributary areas that discharge to or across a

development site shall be accommodated within the stormwater facilities planned for the development site. No
stormwater management plans will be approved until it is demonstrated that offsite runoff will be adequately
conveyed through the development site in a manner that will not cause or contribute to hazardous or detrimental
upstream and downstream flooding and erosion. The estimation of the offsite flows must be done separately from
the estimation of onsite flows (i.e., separate hydrographs for offsite areas must be determined). Detention /
Retention is not required for the offsite flows unless downstream condition warrant it. Offsite flows must be
treated for water quality per Ohio EPA requirements. The allowable release rate from a site that is “passing
through” offsite runoff shall be the allowable release rate for the site plus the pre developed offsite flow for the
design storm.”

b. Riparian Setback Requirements, Mitigation, Streamside Buffers
The geographical area within this potential development is within the Olengtangy River Watershed. The riparian
setback requirements and mitigation are specified within OEPA General Construction Stormwater Permit
OHC000005.

EDP Chapter 16 also includes the Construction Stormwater Permit Riparian Setback Figures for streamside buffer
and mitigation, specific to the Olentangy River main stream, perennial streams, intermittent streams, ephemeral
streams. Where and when appropriate stream classification is determined by the USACE on the Jurisdictional
Determination. Engineering plans will be reviewed to verify they are compliant with any obligations established by
these documented requirements, as well as any USACE Jurisdictional Determination and/or the EPA.
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c¢. Existing Wetlands
Provisions are also included in EDM Chapter 16: Stormwater Quality Regulations, and the OEPA General
Construction Stormwater Permit OHC000005, with respect to existing wetlands. The USACE Jurisdictional
Determination and the EPA determine what, if any, impacts can be made to existing wetlands and any associated
restoration and/or mitigation required. Engineering plans will be reviewed to verify they are compliant with any
obligations established by these documented requirements, as well as any USACE Jurisdictional Determination
and/or the EPA.

F. Safety concerns at Pinecrest Dr & US 23 at Gas Station

The gas station south of Pinecrest Dr on US 23 is not within the jurisdictional boundary of the City of Delaware, as such

Delaware had no approval authority when a gas station was redeveloped at this location.
An excerpt of the US 23 Access Management Plan, DEL-23-0.00 completed by ODOT District 6 dated 8/14/2002,

sheet 7 of 11, is provided below, with respect to the intersection at Panhandle Rd it is stated: “Signal control acceptable
until proposed extension of Panhandle Rd west of US-23 is established. Close median & remove signal after connection

is made from Pinecrest Dy to the proposed extension of Panhandle Rd west of US 23.”

FOSSELE FUTURE
CORRIDDR PER DELAWARE
THOROUGHIARE PLA

SUORY TERKS  CUMNIGT PARKNG
AREAS WiH FRONIAGE ROAD TC
PROVIDE ATCESS 10 McDOMALD'S SIGHAL
1ONC JERM, COIMECT STES TO BATKAGE
ROMS % ACCESS US-23 ViA HLS-MILER RD.
4)&.":3{5 SN, 6 MDONALDS & CLOST MDY

ALLOW TULL ATCESS X
OM PINECREST DR. & Rypi:
ONLY ON US-23

1207 US 23 N LTD.

COUNTY

vELAYIRIE

ROSE MaARY
BERNLOHR

SGNAL CONTROL ACCLPYABLL UNIR \
PROPOSED EXTEMSION OF F’H.’HMIU'\DE R
- WEST OF US-23 IS ESTAEUSHD,
COUNECT PARKEC MRELS & CLOSE MEDAN & RIMOVE SKNAL AFTER
PROVIBL ACCESS 10 V5 -23 COMTENDH 5 WADE ROV PUECRTST DR 76

Via PIHECREST SR THE PROFOSID DITERSION OF PRBWHIKE

BN WIS OF b 23

This intersection will be specified to be included in the Traffic Impact Study to be completed by the developer, and per

the above study and understanding of a rule estasblished by ODOT, the intersection of Pinecrest Dr and US 23 will be
improved such that right-in right-out acess only is provided once connection to proposed Merrick Bl is completed.

G. Sidewalks and Bike Paths

Per City Code 1149.12 Sidewalks are required to be on both sides of all public and private streets within or adjacent to a
development, including along existing streets that do not have sidewalks; sidewalks are to be at least five feet in width.

Per City Code 1111.08(c)(3) Sidewalks shall be required on both sides of the street. Sidewalks shall be at least five feet

in width; City Code 1111.08(c)(5) In addition, sidewalks and/or bike paths shall be required in all open spaces in all
subdivisions (unless the Planning Commission and Council grant an exception), in locations selected by the Planning
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Commission. In addition, bike paths shall be provided as shown in the Comprehensive Plan, any specific plan, the Bike
path/Pedestrian Master Plan or to provide local and collector connections to those bike paths shown in said plans.

Bike paths shall meet minimum City requirements and standards for such and shall be at least 8 feet wide. All bike paths
not located in the public right-of-way shall be within a public access easement.

Public Works Department supports having sidewalk (5-FT minimum width) on one side of the street and bike path (8-FT
minimum width) on the opposite side of the street for both proposed Merrick Bl and Heritage Bl.

H. Lighting requirements
Lighting plan requirements are established in City Code 1158, Developments having site lighting, for example
restaurants, office buildings and associated parking lots, retail shopping, are reviewed and approved by the Planning &
Community Development Department for compliance with this code.

Street lighting plans are reviewed and approved by the Public Works Department, meeting the lighting requirement
included in City Code as well as EDM Chapter 12 and Standard Drawings RDWD-34.1, 34.2, 34.3, 344, and 34.5.
Specifically, a minimum of 0.5 foot-candle average is required for all roadways, with a Luminance Uniformity “L”
average to “L” minimum of 6 to 1 per American National Standard Practice for Roadway Lighting prepared by IES
(Illuminating Engineering Society).




G A PLANNING COMMISSION /
s BT O s PUBLIC WORKS DEPARTMENT STAFF RESPONSE
DE/H,-LA W ARE CASE NUMBERS: 2021-3843-3845
=t OHIO =TT REQUEST: Multiple Requests

PROJECT: Addison Farms
MEETING DATE: December 1, 2021

PWD-Appendix A

2020-2040 Plan Project Summary, a part of the Thoroughfare Plan,
updated via ORD 21-22 Passed on 5/10/2021
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- Street Stub Extension

Roadway Improvements

UN.:./:HJ’ il

Completed O Completed
= = = Proposed State Highway Connection
[{ d
Proposed Q 1opase
Removed O Removed

Intersection Improvements

Sources: Esri. HERE, Garmin,
Intermap, increment P Corp
GEBCO, USGS, FAO, NPS,

Roadway Improvements
Proposed:

Backoge Road Extension

Berin Slafion Road Relocation
Billmore Drive Exlension
Bilmore Drive Extension
Bilmore Drive Extersion

Boulder Drive Extension

Bruce Road Exlension
Byxbe Parkway Extension
Byxbe Parkway Extension

Cheshire Crossng Drive Extension
Cheshire Road Exlenson
Commerciol Connector Road
Commerciol fronlage Road

Curlis Streel Reatgnment

Davidson Lane Exlension

Ferguson Avenue Exlension
Frontage Road Extension

Glenn Parkway Exlension

Glenn Rood Improvement

Heritage Bivd. Extension

Houk Rood Extension 1o Hils Mi‘er Rd.
Industriol Access Drive (North]

Industrial Access Drive (South)
Industial Backage Road Construction
Industrial Backoge Road Construction
Jegs Bivd. Extension

Lehner Woods Bivd. Extension
Merick Bivd. CSX RR Crossing

Merrick Bivd. Extension

Merrick Bivd. Extension (Cambridge lo Troy)
31 Merrick Bivd. Exlension West 1o SR 203
32 M?IRun Loop Extenson

33 Northeos! US38/5R37/U523 Bypass

34 Owen Froley Road Rea’gnment

35 Residentiol Conneclor Sireet

36 Residentiol Conneclor Streel
37 Sawml Parkway Exlension Phose G

BIRNRRRBREBSEIcaamn=go@Nonawon=

EST 1808
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= oHoF

33 Slock Road Realgnment

39 Slack Road Reconstruction

4 Soulheos! US23/US42 1o US36/37 Bypass
41 Springer Woods Bivd Extension

42 SR37 (E Central Avenue) Improvement
43 SR37 (W Cenlral Ave. Reconstruction)
44 Stockdote Farms Drive

45 Stralford Road Extension

4 Tera Alta Drive Extenson

47 Tioy Rood Rea'gnment

48 US 4210 US 23 Conneclor

49 Us23/Stratford Connector

50 US34 (W Witam Steel Reconstruction)
51 Vaeyside Drive Exlension

52 Vista Ridge Drive Extension
Viinlerbourne Drive Extension

Vemon Avenue Recorstructon

Nulter Farm Lane Extension (East)

AR &

Street Stub Extensions:

| Rutherford Ave Exlension

2 Aaron Drive Exfenson

3 Ashbum Drive Exlension

4 Berjomin Slreet Exlenson

5 Bichord Ave Exlension

6 Biillony Drive Exlension

7 Biittony Drive Extension

8 Broadview Chase Dr Exlenson
9 Buehler Dr. Extension

10 Burgoyne Stree! Extension
11 Connaughl Place Extension
12 Connaught Ploce Extension
13 Cutly Smort Circle Exlension
14 Ensgns Lane Exlenson

15 Farmiond Drive Extension

16 Haylofi Dr Extension

17 Hope Lone Exlension

18 Kensinglon Dr Extenson
19 Prato Rood Extension

20 Siversmith Lane Extension
21 Sylvon Lane Extension

22 Taylor Ave Extension

23 Unnamed Streel Extenson
24 Unnamed Streel Extenson
25 Unnamed Streel Extenson
26 Watace Drive Exlension
27 White Bm Drive Extension
28 Woochoul Dr Extension

Complete:

1 Applegale Lane Exlension

2 Bockoge Road

3 Bitmore Drive Extension

4 Bilmore Drive Exlension

5 Boulder Drive Exlension

& Boulder Drive Extension (S Houk o Freslone)
7 Cheshire Rood Relocation

8 Commerciol Frontoge Road

9 Cough'an Lone Extension

10 Ferguson Ave Extension

11 Firestone Diive Exlension

12 Glenn Parkway Exlension

13 Glenn Rood Improvement

14 Houk Road Improvment

15 Houk Road Reatgnment

16 Meeker Woy Conshruction

17 Meriick Bivd. Extenson

18 Ml Run Crossing Construction
19 Ml Run Loop Extension

20 NSondusky Shreel Extension

21 Oho Heallh Blvd

22 Old Colony Drive Extenson

23 Panhandie Road Bridge Replocement
24 Peachblow Road Reafgnment

LIBNRR

31
32

Lare

37

39
49
41
42
43
44

Penick Avenue Exlension

Residential Loop Connection

Rochedale Run/Randol Rd.

s Washington St Extension

Sawm’l Parkway

Savml Porkway Extension Phase F

sky View Lane Construction

Slack Road Reconstruction

South Houk Road Extension

Tema Alla Drive

US23/Hawlhom Bivd. Infersection & Extension
Us23/Penny Way Improvement
US23/5R315/Stralford Rd Infersection Improvement
US36 (E Witam) Widenng

Voteyside Drive Exlension

Vemon Avenue Exlension

Visla Ridge Drive Extension

Wa'ace Drive Extension

Worrensburg/sR 37 Infersection
Winlerbourne Drive

Removed:

1
2
3
4
5
3
7

Broumier Road Reafgnment
Curtis Stree! Extension

East Pon! Crossing Extension
Industrial Conneclor Shreef
Industriol Loop Road
Neighborhood Coteclor Sireet
Neighborhood Cotector Shreel

8 Neighborhood Co'ector Street
9 Neighborhood Conneclor Sireet

10
1
12

Pillsburgh Drive Connector
Pollyonna Drive Exlenson
Stralford-Potock Road Connection

City of Delaware, Ohio

2020-2040 Thoroughfare Plan
Project Summary

Adopted by
City Ordinance: 21 - 22
Adopted May 10, 2021

Last Updated: 05242021

Intersection Improvements
Proposed:

Ber'n Station Rood Raiway Crossng Remova!
Braumier/Berin Slation Intersection

Cheshire Rood/CSX Crossng

Curtis St/Firestone Drive Intersection

Glenn Parkway Raroad Grade Seporation
Houk Road/Greenlawn Drive Turn Lane
London Road/Liberty Road Intersection
Pitlsburgh Drive/Section Line Road Infersection
SR37/Channing Street Intersection Improvement
0 SR37/CSX RR Bidge Clearance Improvement
1 SR37/Ekzabeth ntersection Improvement

2 SR37/Euckd Ave. Inlersection Improvement
13 SR37/US42 (Cenlral/Loke) Intersection

14 SR521/Bowlown Infersection Modificalion

15 Stralford Road/Us23 Intersection modification
16 Stratford/Us23Infersection

17 The Ponl Improvement

19 US 23/Hull Drive Intersection Modfication

20 U$23/Cheshire Rood Infersection
21
2
23
24
25

PN —

S

US23/Cheshire Road Infersection Mod fication
US23/Merrick/Panhandle Intersection
Us36/Carson Forms/Valeyside Dr. Signaizotion
US36/Curlis Street Intersection Improvement
US42/Owen Fraley Rd. Infersection Improvement

Complete:

1 Cheshire Road/Winterboume Inlersection

2 Glenn Parkway/Bern Sfalion Intersection

3 Glenn Parkway/Cheshire Road

4 London Road/Curfis Streel Intersection

5 Sondusky/Bele Infersection Signatzation

6 SR 37 (Centrol Ave.)

7 SR 37/Lexnglon Bivd. hlersection Signol

8 US 23/Coltswold Drive Intersection Modf