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WHAT IS PROPOSED

Update the Worthington Comprehensive Plan (2005)
» Specifically the UMCH Focus Area section

» Adopt replacement pages for pages 88 (UMCH
portion), 89, and 90 of the existing
Comprehensive Plan with pages 89-99 being
considered tonight, and renumber the following
pages of the document.

« This document provides strategic guidance to
City staff, Boards and Commissions, residents, SR AR R AT AT
businesses, land owners, and potential R R T
developers for the reuse, rezoning, and
development of land and necessary supporting
Infrastructure within the City.




PROCESS

Task I:  Opportunity Analysis ( Sept. - Oct. 2013)
Site Walking Tour (Oct. 5t
» UMCH, WARD, Business Stakeholder Mtgs.

Conceptual Site Plan Analysis

(Oct. — Dec. 2013)

 Design Charrette (Oct. 17™)
Public Meeting #1 (Dec. 4

» Feedback - online, e-mail, letters

Task lll:  Plan Generation (Jan. - March 2014)
Worthington Young Professionals
Worthington College Students
Developer Interviews
Park & Recreation Commission
Development Bus Tour (March 14t)
Feedback — online, e-mail, letters
Public Meeting #2 (March 26™)

'UNITED METHODIST
CENTER

Task IV:  Review/Adoption Process (April - Sept. 2014) -
Municipal Planning Commission (July 24t)
Municipal Planning Commission (May 29t
«  Worthington City Council (Sept. 2")




WHY IS THIS IMPORTANT?

Be Proactive
Build Consensus
Recognize Worthington is land-locked

Achieve city objectives of improving tax
base and providing intergenerational
housing

Enable once in-a-generation opportunity

Facilitate Development Approval
Process

7 @ HISTORICAL %))
MARKER

WORTHINGTON
A PLANNED COMMUNITY

Based on a plan adopted by Scioto Company pro-
prietors before their arrival in Ohio. Worthington
was established following the New England model.
The town formed a grid pattern around a village
green. Settlers were required to own at least
one town lot and a rural tract for farming: some
setilers were designated to operate the first
tavern and sawmill. The church and school were
assigned double lots on the square and tracts to
farm for their support. An Episcopal Church,
] » Subscription library. and Masonic lodge
owed. 1in months, Worthington was a

-1e and town transplanted to Ohio.
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UMCH HISTORY IN WORTHINGTON

1947

www.worthinglonme mio

[THE METHODIST CHILDREN'S HOME |
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UMCH SITE TODAY - PRIVATELY OWNED

4 _'; .
UMGONFERENCERY

United Methodist™ [* ~ “=¥R
Children’s Home e
(‘

&
P

42+]- ACTES B | SORRISE

SENIOR LIVING “ ) I8




CURRENT ZONING

Permitted Uses:

S-1: Special — Institutional:
Preschool, nursery school, child daycare centers, Public
uses, Semipublic uses: “churches, Sunday schools,
parochial schools, colleges, hospitals and other
institutions of an educational, religious, charitable or
philanthropic nature”

S-C: Senior Citizen:
“Higher density multi-family dwellings” for 55+

C-2: Community Commercial:
supermarkets, department stores, specialty stores,
hardware stores, apparel and shoe stores, jewelry
stores, appliance and furniture stores, drugstores,
personal and business service outlets and discount
markets

. Institutions & Office:
medical centers, fraternal and social organizations,
instructional, real estate and insurance offices, legal
offices, investment firms and various establishments
housing only administrative offices




CHANGE IN ZONING

It is expected that any zoning change would be to
Planned Unit Development

Allows a mix of uses and more traditional Existing
neighborhood development layout Zoning

Requires:
1. Preliminary Plan review for entire site

a. Review & recommendation by MPC

b. Review & approval by City Council

2. If approved, site is rezoned

Possible

a. Final Plan review and approval for ,
Re-Zoning

each development by MPC




WHY DOES THE COMPREHENSIVE PLAN MATTER?

Redevelopment Process for a Site

A. If following the existing zoning:
1. Submit development application to City
2. Proposed architecture & site plans reviewed and
approved by Architectural Review Board
Building permits

B. If desiring different zoning (i.e. “rezone”):
1. Request rezoning from Municipal Planning
Commission (MPC). 7
a. MPC references adopted Comprehensive COMPREHENSIVE PLAN UPDATE
Plan for guidance Fivpsesmsme b ok
b. MPC reviews zoning plans
c. MPC makes recommendation to City
Council.
2. Council decides on zoning change request
a. Council references Comprehensive Plan
and MPC recommendations
b. Council approves or denies zoning change
3. Developer follows procedures of A above.




EXISTING COMPREHENSIVE PLAN

Provides strategic guidance to the City of
Worthington

Contains Focus Area sections, including
 United Methodist Children’s Home Site

Purpose of Strategic Analysis section:
“Is to examine areas that are prime for

redevelopment, consider their potential, and
create a plan that guides redevelopment to
complement and meet the needs of the
community.”

High Street Corridor (Extents Area)

The High Street Comidor Extents are the portions of High Street
outside of the historic core and transition areas located north
of Wilson Drive (o page 88). The design character of the
High Street Comidor Extents is, by nature, different from that
in the historic core. This area is more suburban in style with
broad, green frontyards, deeper and wider parcels, increased
setbacks, and large off-street parking lots.

It represents a distinet development model and serves as a

sition from Old Worthington to the freeway commercial

urrounding Interstate 270. A number of building styles

have been constructed here intermittently across the past fifty

years. |tcontains an amay of uses including corporate offices,

retirement homes, retail services (banks, restaurants, gas
station, etc.), and city hall.

The deep lots with green yards and mature trees make this
area pleasant to drive through. Some of the larger office sites
even located their large surface parking fields to the rear of
the site, minimizing their visual impact to High Street. Forthe
most part, the development style is established and should
not be disturbed at this point.  Improvements can be made,
however, to the existing site conditions. Consistent site design
should be encouraged such as landscape screening and

interior planting of all surface parking areas and the location
of large parking areas to the rear of the site. These types of
improvements should be encouraged on existing sites and
required for new sites.

The High Street Corridor Extents could accommodate
redevelopment at a higher density, similar to that of Blue
Cross/Blue Shield, if needed. Such a project should only be
approved if it meets the needs ofthe City and it should provide
green setbacks and meet the Architectural Design Guidelines.
Large format and strip retail centers are not encouraged or
welcome.

Methodist Children's Home Site

The High Street Comidor Extents does. however, contain a
possible redevelopment opportunity in the Methodist Children's
Home site. This site is not currently on the market, but itis such
a large site that it continues to atiract development interest,
and in fact has received rezoning approval for commercial
development along its frontage (but not built). Therefore, it is
important that this Strategic Plan examine the preferred use
of this site for the City in case it does become available for
redevelopmentin the future. Itis critical that any redevelopment
of sites such as this be guided to benefit the community. An
appropriate redevelopment project could provide a major boost
to Worthington.




EXISTING COMPREHENSIVE PLAN
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STRATEGIC ANALYSIS

Figere 45 + Children's Home Fotential Redevelopment Concepr A
Professional office and small commercial development along High Street
with civic green oppasiie city hall, and single fimily revidential develapment bufer
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Figere 46 . Childnen's Home Potential Redevelopment Camcept B
Medical center and office develop with mudst family and sirglef:
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STRATEGIC ANALYSIS

This 41-acre site offers the opportunity to develop some of the
urban village living that is lacking in the City. In particular, higher
density residenti could be here

R

along with transition areas for the single family neig

The major difference bet the redevelop ts are

the uses proposed for the front, eastemn two-thirds of the site (it
should be noted that the existing Children's Home uses could

to the west. At the same time, Worthington can not afford
to allow potentially significant income-producing ground to
be developed for residential or retail uses. The High Street
frontage provides an i p site for

office uses, Thus thisis an ideal site for a mixed use, planned
d P . Planned devel s allow flexibility in the site
designin anegotiated app process the develop
and the City. Use of traditional neighberhood development

be lidated to the west, allowing any of the following).
Figure 45 shows a neotraditional development with bwo and
three-story commercial office buildings along High Street and
mixed-use structures lining an internal "Main Street”. A civic
green aligns with the city building campus across High Street;
and parking fields are located to the rear of the buildings,
screening the parking. Main Street design creates a very
walkable block of restaurants, five-work units, andfor small

(TMD) principles would be appropriate in reuse of this site.

Several development options for this site have been explored
in this plan and two are illustrated here (see Figures 45 &
46). Both of the concepts include residential development
as a buffer and transition for the single-family neighborhoods
in the west. This residential area would consist of cluster

idential development and t o more dense urban
village residential development to help address the housing
type imbalance of the City. In addition, a pocket park could
be provided for the new neighborhood. All the concepts also
provide a green sethack along High Street and strive to create
4 relationship (to varying degrees) with the City Hall and Fire
Station across High Street. Redevelopment of this site provides
the opportunity to create a focal point green, park, or “civic
square" with the City campus.

professional offices. Figure 46 places the building footprint
of a surgical hospital on the site with a related medical office
campus behind it.

These are just bwo conceptual site designs out of many. The
critical issue is that any redevelopment on this site must
address City needs. Worthington requires development that
generates employment within the City. Thus commercial and
professional offices would be welcomed here. Likewise, a
surgical hospital, medical offices, or occupational therapy
centerwould be a greatfit. Ahigher density office, residential,
and (limited) retail mixed-use development could be successful
as the north tension of Old Warthington — walkable and
interconnected.

It is also important that the residential P t of this
site address the housing needs discussed in this plan. The

Wimthington United Methadiss Conter

areas should connect with the existing residential
street grid and High Street because interconnections are very
img to the ity. The [ concept could
be furtherimproved if the Sunrise Assisted Living development
could be incorporated into the plan, allowing a main entrance

to be created opposite Worthington-Galena Road.
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GOALS FOR UMCH FOCUS AREA

Consider the redevelopment potential of this 40+ acre site recognizing the critical resource and
opportunity it represents within the City.

Provide a mix of desirable uses and green space that are compatible with surrounding
neighborhoods and that are currently underserved in Worthington.

Address the needs of current and future residents by providing new housing types/options that are
underrepresented in the market and complement Worthington’s current offerings.

Recognize the financial goals of UMCH to enable it to continue its mission within the region.

Expand the City of Worthington’s tax base by incorporating uses that allow for new or enhanced
sources of revenue.

Preserve and integrate the existing natural features of Tucker Creek.

Create a well-planned, vibrant, walkable, and integrated development of the highest quality that
meets or exceeds current best practices for mixed use development, including the provision of
communal space and complete streets.




COMPREHENSIVE PLAN UPDATE

Comprehensive Plan Land Use
Recommendations:

High Street Mixed Use
Worthington Estates Edge
Neighborhood Core
Tucker Creek Preserve




COMPREHENSIVE PLAN UPDATE

General Land Use Recommendation




COMPREHENSIVE PLAN UPDATE

General Land Use Recommendation — Tucker Creek
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Natural preserve with sensitive multi-use path




COMPREHENSIVE PLAN UPDATE

General Land Use Recommendation — Worthington Estates Edge
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Single-family residential, similar density to Worthington Estates and Old Worthington
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COMPREHENSIVE PLAN UPDATE

General Land Use Recommendation — Residential Core
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EVENING STREET

Residential neighborhood, integrated site design, similar density to Ville Charmante,
three-story height limit, integrated park land
NORTH (<




COMPREHENSIVE PLAN UPDATE

General Land Use Recommendation — High Street Mixed Use
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EVENING STREET

Mixed-use commercial/residential/neighborhood retail, tax base focus (office/medical),
two-to-five stories, shared parking
NORTH (<




WHAT WE HEARD - COMMUNITY

1. Parks and Open Space =

The desire for park space as part of any

R =
development
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. Connections =2

Input about how connectivity will affect ‘\3\
the neighborhood M
, ;"P.'-__f _{‘_g
Development
Input about the type of development,
the quality of development, the density
of development, and impacts on

adjacent properties, like storm water.




PARKS AND OPEN SPACE

Recommendations for
Parks and Open Space:

1. Expect the developer to dedicate
Tucker Creek ravine natural area.

Work with developer(s) at time of
rezoning to provide additional park
land integrated into the site with
community-desired amenities.

Identify funding options for parks and
open space.




CONNECTIONS

Recommendations for Connectivity:

NGTON

WORTHINGTON ESTATES
ELEMENTARY SCHOOL

1. Provide multiple complete street
connections (pedestrian, bicycle, and
vehicular) to address safety, provide
access, and integrate this neighborhood T
with the surrounding community. :

TO WORTH

oL )

The street design must be carefully done
to limit impacts to the surrounding
neighborhood and discourage cut-
through, non-local, and commercial traffic
from High Street to connected residential Emmosmer

THOMAS

streets. gl o

,
,

("'-——n--"

WORTHINGTON
VILLAGE
GREEN

A Traffic Study must be conducted as
part of any development of this site.




RESIDENTIAL DEVELOPMENT COMPARISON

One Acre

Worthington
Estates

Density:
3 units per acre

Old

Worthington

Density:
4 units per acre

Ashton
Grove
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Density:
7 units per acre

Price:
$350,000 - $650,000 +

Ville
Charmante

Density:
7.5 units per acre

Keswick
Commons

Density:
12 units per acre

Price:
$400,000 - $600,000+

Harrison
Park

] _UJ_UI_“

Density:
14 units per acre

Price:
$350,000- $500,000




RESIDENTIAL DEVELOPMENT TYPES
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PLANNING TEAM RECOMMENDATIONS

Provide a mix of housing types not well
represented in the City and incorporate
intergenerational housing types that
provide the opportunity to “age in place”
within Worthington.

Transition residential density from the
west and north sides of the site to High
Street (lower to higher).

Attract as much office development to
the High Street frontage as possible (to
improve city revenue base).

Allow for neighborhood service retail
uses along High Street that are
incorporated into the development.

Place buildings closer to High Street to
improve its walkability/strollability.

Ensure that development is of the
highest quality.




COMPREHENSIVE PLAN UPDATE

Subsections within the Focus Area Plan

Background (pg. 89)
Context (pg. 90)

Future Land Use Focus Area Plan (pg. 90)

Design Intent (pg. 90)

Future Land Use (pg. 91)
Objectives (pg. 91)

High Street Mixed Use (pg. 91)
Worthington Estates Edge (pg. 92)
Neighborhood Core (pg. 93)
Tucker Creek Preserve (pg. 94)
Zone Boundaries (pg. 95)

Park Space (pg. 95)

Design Guidelines (pg. 96)
Connectivity (pg. 97)

Street Intersection Options (pg. 98)
High Street Frontage (pg. 98)
Landscaping and Buffers (pg. 99)
Storm Water (pg. 99)

Public-Private Partnerships (pg. 99)

DRAFT 08/04,/2014

United Methodist Children's Home Focus Area

This section of the Worthington Comprehensive Plan was
updated in 2014 for the United Methodist Children's Home
focus area.

Background

The more than 40-acre United Methodist Children's Home
{UMCH) site presents a rare opportunity for Worthington to
expenience redevelopment on a visible and sizable site near
the heart of Werthingten. The site is located north of Old
Waorthingten along the Morth High Street Comidor. Criginally,
the United Methodist Children's Home included hundreds
of acres that extended to the Olentangy River that are now
residential neighborhoods.

The United Methaodist Children’s Home has been a
compassionate steward of the land and an invested and
contributing member of Worthington for over a century. It

STRATEGIC ANALYSIS
continues to provide critical services to the greater Central

us consideration by the UMCH Board to sell

e community related to its potential

redevelopment, the City reexamined the future land use

recommendations of this plan to deliver mare clear direction
and intent.

The goal, as with all of the future land use recommendations

5US Meprese
e any future redevelopment proces: 5
rthat meets the needs of the greater community as
e land owner.




COMPREHENSIVE PLAN UPDATE

STRATEGIC ANALYSIS

DEAFT 08/04/2014

Contaxt

Located along North High Street across from the Louis JR.
Gooery Worthington Municipal Building and the Worthington
Fire Station, the UMCH focus area is approximately a half-mile
north of the Worthington Village Green.

This 44.5-acre ste contains varous built structures, including
administrative offices and several residential and service
structures that are a part of the UMCH program. Italsoincludes
the Conference Genter and the Sunrise Senior Living assisted
living community on either side of Wesley Boulevard. Once part
of the larger UMCH property, the Sunrise Senior Living campus
is on 3.5 acres with a long-term ground lease, The United
Methadist Church occupies the Conference Center. Neither
facility will be included in a UMCH property sale. It should be
noted that the two existing residential lots that abut the north
side of this site along the south side of Larrimer Avenue are
included in this focus area plan at the request of their owners.

Though relatively flat, the site's most striking natural feature
is a ravine and wooded area surrounding Tucker Creek. This
natural area buffers the southem section of the site from single-
family homes on quarter-acre lots along Greenbrier Court.

To the southwest, the site borders Evening Street Directly
to the west, the site borders the rear yards of single-family
residences on third-of-an-acre lots on Evening Street. To the
north, the site abuts Longfellow and Larrimer Avenues, with
single-family residences on third-of-an-acre lots across the
street. The focus area is served by signalized intersections
with North High Street at Wesley Boulevard and at Lamimer
Avenue, The existing site also has two additional access points
on High Street between these two signals.

The current zoning of the UMCH focus area consists of
commercial zoning C-2 Community Commercial (0.7 acres)
and C-3 Office (9.3 acres) along its High Street frontage, SC
Senior Citizen (3.5 acres) on the Sunrise site. and 5-1 Special
(31 acres) across the remainder of the site. Current permitted

uses include | schools,

LARTIMER AF

LONGFELLOW avE

Current zoning for the UMCH focus area

estate, insurance, and legal offices {C-3), and supermarkets,
specialty stores, and retail stores (C-2).

Futura Land Use Foaus Area Flan

The 2005 Comprehensive Plan identified the UMCH site as
strategic for future growth, a matter particulary critical for
an established community like Worthington. While the 2005
plan presented an example of bwo possible redevelopment
scenarios, this update document provides a more in-depth
consideration of appropriate redevelopment ters that
incorporate community and stakeholder feedback with current
demographic, fiscal, and market trends.

Dasign Intent

Worthington was founded as a master planned community.
Because of the sze, location, and importance of the UMCH
site, it is critical that any redevelopment be master planned and
consider the site as a whole. The following sections provide
afr ik and direction to the City, reviewing Boards and
Commissions, and potential developers as to s
desired vision for any change of use and redevelopment that
might occur on the site.

and other institutional uses (S-1), medical centers and real

Building uponthe previously stated objecti feveloy

of this ste must create a high-quality, mixed-use development

iz

DRAFT 08/04/2014

STRATEGIC ANALYSIS
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Fuateee land 1se qones for the UMCH focus asma.

that is walkable, connected, and integrated within the site
and with the City. This mix of uses should contain a range
of residential types together with commercial office and
neighborhood retail uses integrated with contributing and
shared green space and amenities - all of which complement
each other to create an active, vibrant place. Any proposed
design must be sensitive to the neighborhoods adjacent to the
UMCH site, as well as to the natural features related to Tucker
Creek. Any development that occurs within the focus area
should relate intemally to the site and to an overall plan, even
if it is built at different times. For this reason, it is expected
that any proposed redevelof tinclude ing of the entire
site to a Planned Unit Development as an early step. Because
of the import of achieving the full potential of the UMCH
site for the City and Worthington community. itis expected that
public-private partnership(s) will play a role inthe planning and
redevelopment of this site.

Future Land Use
The future land use map for this focus area divides the site
into four general zones:

+ High Street Mixed Use (red an the plan)

*  Worthington Estates Edge (yellow on the plan)

+  Meighborhood Core (arange on the plan)

»  Tucker Creek Preserve (green on the plan)

Objectives

As part of the update of this focus area plan, a group of
consolidated objectives was created. These objectives
include:

1. Censideration ofthe r pment potential of this
site recognizing the critical resource and oppo rtunity
this 40+ acre site represents within the City.
Provision of a mix of desirable uses and green space
that are compatible with surounding neighborhoods
and are currently underserved in Worthington.
Addressing the needs of current and future
residents by providing new housing typesioptions
that are underepresented in the market and
complement Worthingten's current offerings.
Recognition of the financial goals of UMCH to enable
itto continue its mission within the region.
Expansion of the City of Worthington's tax base by
incorporating uses that allow for new or enhanced
sources of revenue,
Preservation and integration of the existing natural
features found on the site related to Tucker Creek.
Creation of a well-planned, vibrant, walkable, and
integrated development of the highest quality that
meets or exceeds curment best practices for mixed
use development, including the provision of
communal space and complete streets.

Each are described in more detail below:

High Street Mixed Use

Morth High Street is the commercial spine of the City of
Worthington. It is home to some of the City's most important
corporations and the addre ss for much of its retail and services.
The UMCH site lies less than a half-mile from the center of Old
Worthington and is situated between both this retail center and
the Shops at Worthingten Place.

As a result, this is a good location for commercial office use.

>4
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COMPREHENSIVE PLAN UPDATE

STRATEGIC ANALYSIS

As discussed throughoul this Comprehensne Plan, income-
te generating employment uses such as office ane crbical 1o
the fiscal sustainability of the Gity Inaddtion, this sil#'sclose
prosimaty 1o hestong Old Worthinglon makes it a prime locahion
for walkable residential development and denses, amenity-nch
housing lypes similar (o what is discussed in he Improving
Housing Balance section of this document (page 73). This
lecafion along High Street 1s alirechive for refail and service
uses aswell. 1115 nol the desire of the City, however, focreate
athird retail center inclose prodmity to Old Worhington and
the shops at Worhingion Place. Redailinthis location should
be neighborhiood scale and serve the development that occurs
on thiz sile and lhat exisls in the surounding neighborbood,
and it should help to activate the High Sirest fronfage

The High Streed Mied Llss zone consisls of the frontage of
the UMCH sie along High Street. It pemmits @ mix of office,
residentia, and refail uses with the focus oncommencia office
andmedical uses with subordinate residential and imited retail
uses Buldingsinthis zone should be & minimum of twe stones
and a maximum of five stones in heighl with attractve, four
sided architecture. Buildngs in this zone should address the
slreels, aclivale Lhe streed frontage, and include opportunities
for outdoor dining and other pedestrian-focused activiies.

It 15 expected thal the buldings adjacent o High Street will be
commencial offices Residential uses might cocur behind as a
transition to the Nesghborhaod Core. Neighborhood-onented
retail uses can complement the development inthe first floors
of office and residentid buildings  The objective of the High
Sireet Mixed Use zone is fo crede a high-quality, dense,
welkeble, connected, miked-use development Ihel creales a
dynamic space and signature address (o airact Class Aoffice
tenants along High Street and add vitality and hfe to the High
Street cormidor

I order 1o cresle & wealkable ervironment, il s expecled
that buildings will ine public streets and mast parking will be
located af the center of blocks, screenad from public streets
by gitracive buldngs. Parking beneath buldings may also be
considered, provided the public street frontage of a building is

DRAFT 08,04/ 2014

Comeeprual wioaw of ponible now development dong High Steeet.

aclivaled By providing a mix of uses within the High Street
Mixed Lise zone, parking areas cen be shared o oplimize
theiruse. Toachieveine desred densilies, parking decks are
encouraged 1o be inegraed nto the sile Fealures expecled
as parl of any parking deck or structure include masarry and
architectural dements to dress upthe exdenon, windowed stair
towers, end lush lendscaping and pedestrian comections

Perking siruciures andfor parking lols could be lined with
residenhial andior retal development to separale and screen
them from the Meighborhood Core. Wiere the High Strect
Mixed Use zone is opposile exisling singe-family residentiel
development, 1t is expected that the new development will
consist of residential development andfor substantial and
attractive bufters.

As with all development in the UMCH focus area, it is to be of
high-quality incharacter and design withfour-sided anchiteciure.
11 should follow the Worhington Design Guidelines

Worthington Estates Edge

This zone 15 where development in the UMCH focus area
should create a desirable transition between it andthe existing
single-family housing developmenl thel suround its norh and
west sides. The surrounding development consists of homes
on lhrd-of-an-acre [ols. The Worthinglon Eslales Edge zone

DRAFT 08/04/2014

STRATEGIC ANALYSIS

Funiare Land Use Map for the UMCH sire (binds aye vieu).

calls for single-family r lial development on loks bety

a third-of-an-acre and a fifth-of-an-acre. This equates to a
residential density similar to Worthington Estates (3 dwelling
units/acre) and Old Warthington (4-5 dwelling units/acre). The
structures are limited to the same two-and-a-half story height
as the sumounding neighborhood.

These may be singie-family, detached homes that are more
current, updated versions of what is found in the surrounding
neighborhoods. Or they may be smaller homes with smaller

High Street Mixed Use
Neighborhood Core
Warthington Estates Edge
Tucker Creek Preserve

lots must include rear or side yards to provide a substantial
buffer and green landscape betwaen these siructures and the
rear yards of existing homes. Aftractive storm water systems

d

yards that provide first floor living opportunities for Worthingt
residents — an option in which many residents expressed
an interest during the community meetings. They may be
ing in . Reg , these homes must be
of high-quality design, differentiated architecture, and in
close proximity to amenities. This zone is for custom-built,

individualized homes and not one for homes with repetitious

floor plans.

Housing in this zone should consist of individual units,
potentially with lots of different sizes, fronting on a street or
streets. The use of cul-de-sacs is discouraged. These new

d as a naturalized amenity can be placed within the
Worthington Estates Edge zone.

As with all development in the UMCH focus area, itis to be of
high-guality in character and design with four-sided architecture.
It should follow the Worthington Design Guidefines.

Neighborhood Core

The Meighborhood Core zone represents the mast flexible
zong of the UMCH facus area because it is intemal to the site.
It consists of a higher density neighborhood that creates a
transition from the single-famity homes along the periphery of
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Conceprual view of single family homes along a grear stveer.

e sife to the more achive uses proposedcloser jo High Sireel

The Meighbarhood Core calls for residenlial developmentata
denaiy betwieen sixand fourteen dwelling unids per acre [5.14
dufec) gross density with a height limit of fhree stories 11 is
expected that the Meighborhood Core will be developed with
more than one housing type and at more than one density
level. The expecied amouni of park space and amenities
correspondingly increases with the density  For & density
reference, Ville Charmante along Wesi Wilson Bridge Road 1s
over seven dwelling units per acre

Thisarea creates fhe opporiunity fo infroduce difierent types of
houging options that are not readily available in the city. This
area should provde residential living thaf 1s underrepresented
inthe market andcomplements Worthington's current offenngs,
addressing the needs of aging Worlhinglon residenis, fulure
young professionals, and those desinng amenify-rizh living
For reference, more information on the need for this type of
housing product is descnbed in *Improving Housing Balance®
on page /3

Examples include a meof ange-famly detached homes on small
lots wath rear alley garages, homes with greal frond porches for
ouldoor gathenng, custom homes designed for first-floor Inang,
Iury residences with mtegrated froni autocourts, well-appoinied

Conce prisel view of toumhonses frcing o preen commons,

walk-up lownhomes, and a imiled number of high-end flals. To
b successiul, e Neighborhood Core mustincomporale commaon
areasfshared green space(s). These parks creale he commurity
gathenng and development focal point(s) Shared amenbies
and facililies should also be provided  In all cases, he buildings
must have front doors oninwling ree and sidewalk-lined streels
The obgectivi i not 1o have sireets dominated by garages, so
garages musi be de-emphasized - sef back or placed o the
rear of slructures, crealing a very walkable neighborhood

Ag with all developmentin this focus area, the communily expecis
fhis development o be of high-quality in characier and design,
and adhere to the Worfhingfon Design Guidshines

Tucker Creek Preserve

The southern boundary of the LIMCH foous area 1 the beautiful
and wooded Tucker Creek ravine. This plan calls for presering
this area as a nalural green space amenity for the sife and the
community. The creek and ihe steep slopes thal surround il are
not developable and the wooded areas along it are imporiant
coninbubing and emaronmental features

The community expressed a slrong desire o continue linking
neighborhoods, parks, and destnations with mult-use frals
throughout the City. This includes achievng a dedicated trail
along Tucker Creek fhat highlights fhis naiural feature and

X

DRAFT 08/04/2014

STRATEGIC ANALYSIS

Conceptual view of a mived use development along a green commons.

provides an amenity and potential connection between High
Street and Evening Street.

As part of any development that occurs on the UMCH site, itis
expecied that any future developer preserve the Tucker Creek
ravine and wooded area. Any storm water systems in this area
must be designed as a naluralized, aesthetic landscape feature
that fits in the environment.

Zone Boundaries

The boundaries between zones intemal to the site are not
absolutely fixed and could be adjusted at the margins.
Depending upon the street layout and overall merits of a
proposed development, these boundaries might shift. For
example, the Worthington Estates Edge might grow or shrink
slightly in some areas as part of a formal development plan
submittal, or the Tucker Craek Preserve might grow in one
area and shrink in another to better protect surveyed natural
features. In order to provide appropriate parking and building
screening, the High Strest Mixed Use zone might be enlarged
fo the west.

There is one exception. As mentioned throughout this
Comprehensive Plan, the need for revenue-producing land
uses for the City of Worlhington, particularly income-tax
generating uses such as well-planned commercial office and

medical, is of strategic importance. If a development plan
is proposed that provides significant income tax revenue to
the City, the High Street Mixed Use zone could expand into
the Neighborhood Core zone. In the event of a substantial
expansion of the High Street Mixed Use zone, the sensitive
design and aesthetics of the edge treatmentibuffer of the zone
with the adjoining areas become critically important.

Park Space

The creation of park space for community and public enjoyment
is animportant component for any redevelopment on the UMCH
site. This isin addition to the Tucker Creek Preserve. Beyond
serving community-gathering functions, the park space is
critical to providing place-making in development layouts as well
as agreen spaca balanca o the built environment contemplated
in the High Street Mixed Use and Neighborhood Core zones.

In potential redevelopment scenarios, this additional park
space was several acres divided between the High Street
Mixed Use and Neighborhood Core zones. Park space could
be used to provide linear park “windows” into the site from High
Street; neighborhood-criented parksinternal to the site; and/or
extension of the Tucker Cresk preserve. The expected amount
of park space and ities cor fingly i with
the densily of development proposed on the UMCH site. Park
space as discussed here must be useable, confributing ground
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for residents, workers, and visitors of the redeveloped site,
and nal, for example, stormwater controls or lefi-over ground

It is expected that the developer(s) of the UMCH site wall
integrate usable park land into the development and work
withthe City to provice acreage inthe High Street Mixed Use
and Neighborhood Core zones as park space useable by the
community.

Creating this additional park space within the UMCH focus
area will address the community’s desire for park space and
amenities here. The public process generated numerousideas
for amenties worthy of further cansideration. 1t is important
that the City and the Worthington Parks and Recreation
Commigsion work with the community to plan for and create
parks that include the desired amenities in the appropriate
places within the City and at this site

Design Guidelmss

Because the UMCH focus area falls within the City of
Woarthingion's Architectural Rewview District boundary, ary nesi
construction or alteration is subject to review and appraval by
the Architectural Review Board (ARB). The Board ensuresthe
high quality of design and site planning for any construction
within the Architectural Review District. In arder to meet the
expectations of the ARB, any development on the UMCH site
should adhere to the Worthingfon Design Guidslines used by
the Gity and ARB ta review development proposals

The new residential development portion of the Residential
Design Guidelines (page 31) provides guidance on site
development, form, massing, and scale, sethacks, roof shape,
exterior materials, windows, entries, oramentation, and color
Ingereral, the goal isto creete residences and neighborhoods
of ahigh quality of designwith pleasant, intimate charecter anda
strong sense of place andinviting human scele. Architecture and
design should be rich and varied {nol repetitivelhomogeneous)
with great attentionta detall.

The new commercial development portion of the Commercial/
Institutional Design Guidelines (page 25) provides guidanse

Commercial Design Guidelines
Excerpts from the Worthingfon Design Guidelines for new
commercial and institutional construction include:

Tend toward simpler geometric forms and

uncomplicated massing;

Cerefully designfacades wth traditional storefronts

1o make buldings pedestrian-friendly;

Build up ta the required setback to get pedestrians

closerto the building;

Locate parking areas to the rear and avoid front

setbacks;

Use bulldings to screen off-streef parking from vies,

Create unimpeded pedesirian access to the front

bulding fagade from the public sidewalk;

Iake roof shapes in scale with the bullding;

Use traditional materials with a foous on brick and

limit poured concretelconcrete block 1o foundations;

Use large areas of glass for storefronts and more

traditional patteming on upper floors,

Emphasize the primary ertry on the street-facing

principal facade; and

Help create a linkage between Old Worthington end

newer areas through consistent design elements
12 Use compatible colors

on site development, scale, form, and massing, setbacks,
roof shape, materials, windows, entries, ormamentation, color,
and signage. In general, the goal is to build upon and extend
the pedestrian scale and walkability of the city's commercial
heart as well as create buildings that are long-lasting and have
four-sided architecture that is attractive on all sides. Building
forms, materials, and setbacks should be consistent with
historic patterns and help continue traditional patterns into
new development

It is important that the commercial development encourage
pedestnanconnections and activities. Thelocation aong High
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Residential Design Guidelines
Excerpls fromthe Worthingfon Design Gurdslings for new
residential construction include:

Avoid facing garages tothe sireet and set them back
from the main bullding plane;
Establish multiple connections to existing streets to
integrate with the existing community fabric;
Carefully consider components of scale,
Malch roof shepes to the appropriate architectural
style;
Use building materials in traditional weays;
Cansider substantial use of brick; fiber cement hoard
is appropriate; and avoid the use of stucco)
Carefully design window patterns, sizes, and
proportions;
Use good quality windows —all-aluminum and vinyl
windows are discouraged,

9 Avoid blank wall or walls with few windows;

10 Orient entry doors toward the street, make them
clearly visible, and aligned with the window rhythm,

1. Use ornamentation in traditional locations; and

12 Use compatible colors

Street andthe close praximity to Old Worthington and existing
neighborhoods creates the potential for strong pedestrian
connections. In order to make this area inviting to pedestrian
activity, wide sidewalks sush asthosein Old Worthington should
be encouraged in order to alow for connections as well as
additional activities. Pedestrian-scale signage, plantings, lawn
areas, and street fumniture will also create an inviting, walkable
atmosphere. By implementing these recommendations and
following the standards established inthe Worthmgion Dasign
Guidelines, the proposed commercial uses along High Street
will infroduce complementary Uses and provide new amenities
swithin walking distance of the Worthington community:

Connscirviy

Ta achieve a high-quality, mixed use development that
15 walkable, safe, and successful, it is important that any
development on the UMGH site be well connected both
intemally tothe site andto the greater Worthington community:
The UMCH site is ideally situated along High Street and within
close proximity of CldWorthington, the Olentangy Tral, nearby
neighborhoods, and Worthington Schools. Therefore, multiple
connections should be createdto encourage pedestrian, cyclist,
andvehicUlar accesstothe areainacomplete streets fashion

These street connections must be strategically and sensitively
designed and located It is not enough to simply connect the
site to High Street.  This development must be integrated
into the greater community and neighborhoods.  This could
include connections to Evening Street and Longfellow Avenuef
Hayhurst Street. The development plan must show how these
complete street connections are to bemade. The objective of
these new connections is to interconnect this site but strongly
discourage cut-thraugh vehicular traffic from High Street and
commercial offize uses through the Worthington Estates and
Evening Street neighborhoods In particular, the strest system
should be designed to discourage through commercial traffic
from exiting to Evening Street

In order to best determine the alignment of the new sireet
connections, a detailed traffic study must be conducted. This
study will help determinethe alignment of new streef connections
andwhat needed street improvements are required, fany The
traffic study will be provided by the developer and approved
by the City as part of any redevelopment proposal for the
UMCH site.

Streetswathinthe UMCH site should be designed to traditional
neighborhood development and complete street standards
This means that they should be narrow travel lane widths (10
feet) with on-street parallel parking, street trees in tree lawns,
decorative street lights, and accommodating sidewalks. Bike
travel should also be accommodet ed through the development
The use of cukde-sacs is dscouraged. Any dead-end streets
should still provide pedestrian and bicycle connectivity to
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adjacent stresls. Alleys are acceplable as a means of providng
ac0ess to parking struclures, garages, and senvice arcas
Alleys should be sensitive to fhe overall design and aesthelics
ofthe development and reflect the high design standards of the
commurly, ircluding placemert of archileciure and lendscape
along them for visual enhancemeni, The dispostion of any
elleys, public or pnvete, will be delermined as par of (he
development plan review; though itis expectedihat all sireels
throughout the development will be publicly dedicated

Streot Infersection Cobons

Heceuse of the desired development described here, sgnalized
infersaciions will be cabcal to providing access to the sie and
minimizing trafic impacts. A this time, acoess is provided at
only ane signalized intersection Wesley Bouevard and High
StrestWorthington-GdenaRoad  Cumently through movement
fo Worlhmglon-Gelena Roadirom this site is nol permitled. Ths
resinclion will need to be studied for removal as part of any
redevelcpmert of the UMCH site. Addlionally, ilis very ikely (hal
adnve accesswill be necessary to the nadhto prowide access
fo the Lammer AvenueHigh Street signalized intersection

Az mentioned inihe exasting condiions, it i likely thal the UMC
Conference Cenler and Sunnse Senior Living will nat be part
of any infal redevelopmert.  Because these two buldings
sit astnde the primary entry to the site, and because of the
importance of salling the tone and quality of any redevelopment
af the galeway — it is possible that providing en addtional
signalized inlersection on High Street will be requested o
achieve ihe desired redevelopment.

This couldiake several forms, from cresting anew infersection
1o relocating an existing one. It could also invobve realigning
Worhington-Gelena Road belween the Louis JR Goorey
Worhington Municipal Buillding and ihe Fire Station as
cortemplaled in ong of the wenanos siudied  Regardless,
any such roadway and infersection improvement musi be
carefully considered from a safety and traffic viewpoint as well
es & fisced one I requested, studies must be commissioned
by the developer for City review to determine the potential for
e High Streel eccess change

DRAFT 08,04/ 2014

High Street Frontage

The potential redevelopment of lhe UMCH focus area as
descnbed herein creates a change in he consideration of
setbacks along High Sireet inthese blocks  To achieve (he
desired walkability, viality, and screening of parking along
Worhington's signature streed, it is expected that multi-story
buildings will be consineted closer to the High Street ighl-of-
way, with parking located behind the buldings. The buldngs
should engage High Streel with broad sidewsks, storefronls,
front eniries, and outdoor sealing that provide an imviting
stralling environment for pedestrians

The buildings constructed along High Street will set the tone
and impreszon for the entire UMCH focus area. As such their
architeciure, malerials, qualty, interest, aesinetics, andwtality
are ctical These buildings should have a predominance of
bnck and complement the communiy character,

Buildings along High Street mus! have the mejonty of their
building face frontingiparallel to ihe sireal. Buldings are
axpecied (o be al leas! two slones in height with substanially
transparent storefronls onhe first floor, whether retal or office,
to activate the street.  Operational buildng entries must be
provided along High Streed regardess of parking orenlation
Meither single-story commercial bulldings nor retall builldngs
on oullols are per of the vision for the UMCH focus eres, nor
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are buildings placed in the midde of parking lots

Gererally It is anticipated that buildings will be setback from
the High Street curb line an appropriate distance based upon
the architecture and use s of the buildings. The streetscape
section between the bullding and the curb should include a
sizable tree lawn or street trees in planters (ten feet +-), at
least an eight-foot wide unobstructed sidewalk, and anoutdoor
seating andfor landscape planting area. As thebuilding height
increases, the buildings should consider the relationship
between the setback, the street corridor, and the building
height. |1 is expected thal if fourth or fifth stones are included,
avarlety of techniques will be implemented to mitigate any
potential "canyon” effect along High Street, such as the use
of floar terracing, changes in bulding massing, insertion of a
green commons, recessed seating and dining areas, and lush
landscaping to name & few

While it is preferred that parking be provided to the rear of
building, if parking is provided in front, it should be consistent
across the frontage end be limited to either one row (single
baw) of parking or on-street parking for shart customer visits
This would after somewhet the streetscape described ebove
Parking visible between buildings should be screened by
landscape andior masonry wall

As mentioned in the Parks Space Section, It is expected that
some type of green civic space is provided thet allows sight
linevistasintothe site from High Streel and &t least pedestrian
and bicycle connection to the Meighborhood Core area, If not
vehicular connection

Landscaping and Buffers

Development within the UMCH focus area should be well-
landscaped, with particular focus on the sireetscapes,
building edges, buffers, and public parkfcommunity commons
Landscaping should be substantial, lush, well-planned, and
commonly-maintained. Landscape should emphasize netive
species where possible

Buffers for any redevelopment of the UMCH focus areaare the

Worthington Estates Edge and Tucker Creek Preserve zones
The Worthington Estates Edge provides rear yards adjacent
to the existing rear yards and new single-family homes across
the street from existing single-family homes, similar to other
lots within the Warthington Estates neighberhood. The Tucker
Creek Preserve maintains the ravine separating this site from
the Greenbrier Gourt development

Storm Water

As with any dewvelopment, the quantity end quality of storm
water runoff must be managed per Code.  Comprehensive
design of the storm water system for the UMCH focus area
must be part of the development plan with needed cantrols
located end sized prior to construction of any first phase
Storm water controls shoud be aesthetically integrated, be
naturel in appearance, and serve as amenities to the site
Sustainable and green measures should be included to the
extent reasonable. Because of the storm water sensitivity of
Tucker Creek, it is expectedthat stormwatercontrals will meet
or exceed all requirements

Public Private Paitnsrshins

There are several opportunities for public-private partnerships
as part of any substantial redevelopment of this focus area
The community has expressed great interest in creating
integrated public perk space. In addition, parking decks may
be important site improverments 1o achieve the desired offce
densities and tenanis important to the City  Furthermore,
relocationorcreation of sireef intersections tofaciitate gateway
developrnent and attract best-of-class commercial development
may be necessary  Public-private partnership opportunities
should be explored by the City and any developer of this site
to achieve the full potential and quelity of this site
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