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APPLICATION FOR PLANNED COMMERCIAL DISTRICT 

DEVELOPMENT TEXT 

 

(1) Name, address and phone number of applicant. 
 
Margello Development Co.     Schottenstein Real Estate 
Group 
117 Lazelle Road      2 Easton Oval, Ste. 510 
Columbus, Ohio 43235     Columbus, Ohio 432119 
 614-848-4004       614-418-8900 
margellodevelopment@gmail.com   bs@sregroup.com 
 
 

(2) Name, address, and phone number of registered surveyor, registered 
engineer and/or urban planner assisting in the preparation of the 
preliminary development plan. 
 
Architect:  Sullivan and Bruck 
 
Planning Professionals:  
 
James M. Houk, ASLA, AICP 
VICE PRESIDENT, PLANNING, DESIGN, DEVELOPMENT 
MANAGING DIRECTOR, OHIO 
 
Rick Fay |  RLA, LEED AP 
LANDSCAPE ARCHITECT 
 
OHM Advisors  |  ARCHITECTS. ENGINEERS. PLANNERS. 
580 N. Fourth Street, #630  
Columbus, Ohio 43215 
 
614.418.0600   
Jim.Houk@ohm-advisors.com 
Rick.Fay@ohm-advisors.com 
 
 
Civil Engineers:   
 
Craig Bohning, EMH&T 
Patricia Brown, EMH&T 

mailto:margellodevelopment@gmail.com
mailto:bs@sregroup.com
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Engineers, Surveyors, Planners, Scientists  
5500 New Albany Road, Columbus, OH 43054  
v. 614.775.4396 | f. 614.775.4804 | pbrown@emht.com; cbohning@emht.com 
 
 

(3) A list containing the names and mailing addresses of all owners of 
property contiguous to, directly across the street from and within 250 feet 
of the property in question. 
 
See Exhibit A for adjacent property owners. 
 

(4) Legal description of the property. 
 
See Exhibit B for legal description. 
 

(5) A description of present use(s) on and off the land. 
 
The property is currently vacant and undeveloped with some agricultural use.  
The property is zoned in Liberty Township as Planned Commercial and Planned 
Industrial. These districts were established with a development plan named 
Seldom Seen Acres. The original development scheme included a mix of retail 
and commercial uses (including the possibility of a big box retailer) and Planned 
Industrial District uses, such as a self-storage facility. There is an existing lattice 
tower type of cellular tower at the southwest corner of the site.  
 

(6) Draft of a proposed Ordinance, prepared with the advice and counsel of the 
Director Law, establishing this specific Development Plan as an additional 
effective zoning control over the land in question, consistent with the 
continuing authorities of the current Planned District zoning in these areas 
provided for elsewhere in this Zoning Ordinance. 
 
Will be submitted by City of Powell. 
 

(7) A vicinity map at a scale approved by the Zoning Inspector showing all 
property lines, existing streets and alleys, approved future streets and land 
uses on adjacent Planned District areas, transportation and land use 
elements of the Municipality’s adopted Comprehensive Plan, current 
zoning classifications and boundaries, and current land uses on the site of 
the proposed Planned District development and in the surrounding areas to 
the physical extent deemed necessary by the Zoning Inspector, but no less 
than 250 feet beyond the limits of the proposed Planned District 
Development Plan. 
 
See Exhibit C for Vicinity Map. 
 

mailto:pbrown@emht.com
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(8) A preliminary development plan at a scale approved by the Zoning 
Administrator illustrating: 
 
See Exhibit E for Preliminary Development Plan. 
 

A. The property line definition and dimensions of the perimeter of 
the site; 
 

See Exhibit B for Boundary Survey. 
 

B. Right-of-ways and paving widths of all existing, currently platted, 
and previously approved Planned District streets and alleys 
adjacent to, on, or abutting the site; 
 

See Exhibit B for Boundary Survey, Exhibit D for Existing 
Conditions, and Exhibit E for Preliminary Development Plan. 
 

C. The area of the site and its subareas in acres; 
 

The site is 39.1+/- acres.  There are five subareas, including: 
 

• Subarea A – Four, 30 Unit, Three-Story Buildings, 5.237 
acres. 

• Subarea B – Fifteen, 4 Unit Ranch Buildings,  10.078  acres. 
• Subarea C – Sixteen, 8 Unit, Two-Story Townhome 

Buildings, 14.181 acres. 
• Subarea D-1 – 1.349 acres including open space and a dog 

park serving the residential subareas. 
• Subarea D-2 - 2.069 acres including Mail/Utility facilities, 

Clubhouse, Patio/Fire Lounge, Pool, Putting Green and 
Community Garden serving the residential subareas.   

• Subarea E, 6.106 – 2 Commercial lots of +/-2.3 and +/-2.7 
acres respectively, and a proposed dedicated right-of-way 
+/- 1.2 acres. 

 
 

D. The topography of the site and abutting areas at no more than 
five (5) foot contour intervals; 
 

See Exhibit D for Existing Conditions, and Exhibit F for Grading 
Plan. 
 

E. Existing surface drainage ways and surface sheet flow patterns; 
 

See Exhibit D for Existing Conditions, Exhibit F for Grading Plan, 
and Exhibit H for Utility Feasibility. 
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F. Flood plain areas, ravine-bottom areas, and areas of ground slope 

in excess of six (6) percent; 
 

None on site.  
 

G. Existing vegetation on the site with the specific tree spots for all 
trees six (6) inches in diameter or greater, measured twenty-four 
(24) inches from the ground; 
 

See Exhibits G and J for landscaping and tree preservation plans. 
 

H. Existing easements on the site with notations as to their type, 
extent, and nature; 
 

See Exhibit B for Survey, Exhibit D for Existing Conditions, Exhibit 
E for Preliminary Development Plan, and Exhibit H for Utility 
Feasibility. 
 

I. The location and dimensions of existing utilities on and adjacent 
to the site, including the nearest sanitary sewer, with manhole 
invert elevations; 
 

See Exhibit H for Utility Feasibility.  
 

J. Calculation of the maximum residential units permitted on the site 
under the terms of the Zoning Ordinance, including delineation of 
the sub districts of the site upon which these calculations have 
been made; 
 
Subareas are delineated as follows: 
 

• Subarea A: 5.237 acres 
o Units provided: 120 units 

• Subarea B: 10.078 acres  
o Units provided: 60 units 

• Subarea C:  14.181 acres  
o Units provided: 128 units 

• Subarea D-1:  1.349 acres  
o Units provided: 0 units 

• Subarea D-2:  2.069 acres  
o Units provided: 0 units.   

• Subarea E: 6.106 acres  
o Units provided: 0 units  
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Under 1143.09 (c)(5) A – As this site has immediate access to Sawmill 
Parkway via Sawmill Drive, the maximum number of allowable multi-
family units is equal to the acreage in the planned district tract times 
two and one-half.  (39.1 acres x 2.5 = 97.5 units) A divergence is 
therefore necessary under this section of the code to allow the 
proposed unit count and is so requested.  
 
Under 1143.09 (c )(5) B – The maximum number of multi-family 
dwelling units on any single acre shall not exceed twelve (12) units to 
the acre.  This provision is requested for divergence for residential 
subareas A, in which in some cases this maximum is exceeded.  
 

Under 1143.09 (c)(10) A – As new residential units are planned as part 
of a PC district, the residential subareas in this PC district shall be 
designated Planned Residential and shall meet all requirements for 
density and physical arrangements except where divergences are 
requested.  

Section 1143.09 (c) (4) A 

• Open space required (20% of 32.99 ac.):   6.6 ac. 
• Open space provided:  10.6 ac. (32%) 
• Open space shall be protected by deed restriction, and shall 

be owned and maintained by the developer .  See exhibits E 
and M. 
 

Section 1143.09 (c) (4) B 

• A divergence is requested to reduce the required 5 acre, 
relatively flat grasses common area to 1.35 acres to be provided 
in Subarea D-1, and to permit the uses of Subareas D-1 and D-
2 to serve as the recreational elements indicated in the zoning 
code.   

o The targeted empty nester audience of this site does not 
require the intensive active recreational space specified 
in the code section. 

o The site provides overall open space above the required 
minimum 20%. 

o Subareas D-1 and D-2 offer recreational uses in the form 
of a dog park, common lawn open spaces for passive 
recreation, pool and patios, putting green, and 
community garden.  Additionally, Subarea C includes a 
gazebo that overlooks the pond, offering passive 
recreation opportunities. 
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o This site is located across Seldom Seen Road and the 
future city park. 
 

Section 1143.09 (c) (4) D 

• This property has been used for agriculture historically, 
therefore, no natural watercourses traverse the site within the 
property boundaries. The headwater for Bartholomew Run is 
located at the southeast corner of the project and will be the 
discharge point for the site. A storm water basin will be located 
near this location to provide erosion and sediment control during 
construction and storm water quantity and quality control post- 
construction. The two man-made watercourses crossing the site 
will be filled and piped as part of the development process. 

• Slopes of 6% or more are associated with the watercourses 
reference above, drainage ditches, or by stockpiles related to 
prior construction activities on the site, and the existing screen 
mound along the south property line. 

Section 1143.13 

 
Under 1143.13 PR-Planned Residence District – Under gross density 
limits for other than single-family or two family housing, the site does 
not exceed the gross density limit specified of “not to exceed 9 dwelling 
units per gross acre.”  The site comes in at 8.12 gross density when 
density is calculated as to the entire developed property.  There are a 
total of 308 dwelling units on the residential portion of the property, 
which totals 32.9 acres.  This creates a net density of 9.36 units per 
acre on the residential portion.  A divergence is requested above the 9 
units per acre for a Planned Residential District.  This is most justifiable 
because senior, active adult and empty nester residents have 
significantly less traffic impact based on travel patterns, very little 
impact on schools and use less utilities and services compared to 
other resident populations.  
 
Total building footprint coverage is 21.8% of developable area (building 
footprints only) which requires a divergence above the 20% code 
maximum. Such a divergence is requested.  
 
Total impervious surface coverage is 47.09% of the 33 acre residential 
site.  (Code is 70% total lot coverage of all impervious surfaces.)  
 
Divergences are requested from 1143.13(a) MAXIMUM BUILDING 
HEIGHT for the height of principal buildings and the two stories limit. 
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The height for the four 30 unit, three story buildings are an average 
height of 40 feet, 5 1/16 inches.  This is approximately 5 feet, 5 inches 
greater than the code standard of 35 feet in height for residential 
districts and typical housing.   Roof peak heights for the 30 unit 
buildings range up to 50 feet, 4 1/8 inches in some instances to allow 
for architectural elements. Such roof peaks, variations in roof heights 
and other architectural features including dormers, provide an 
attractive residential style building that refines and softens the current 
viewshed from the west, which is currently dominated by the existing 
fitness building and its significant height and commercial/industrial 
design.  The average and peak building heights are further moderated 
by the building height at the roof truss bearing height,(gutter height), 
which is 30 feet, 6 inches, which is significantly lower than many 
homes and other three story buildings.   
 
A divergence is requested for the NOTE provision of the 1143.13 
providing no more than 4 dwelling units attached side-by-side for 
subarea A and C, and a total of no more than 8 units in any one 
structure for subarea A.   

 
K. A preliminary plan for the first, or next, phase of site development 

illustrating; 
 
1. New street centerlines, right-of-ways, and street classification 

types; 
 
See Exhibit E for Preliminary Development Plan. 
 

2. Names of existing and proposed streets; 
 
See Exhibit D for Existing Conditions.  All streets and access drives 
utilized shall be private. 
 

3. Generalized lot and block layouts, indicating and illustrating 
property lines, minimum lot areas, minimum building setbacks 
and yards, location and extent of major off-street parking 
areas, etc.; 
 
See Exhibit E for Preliminary Development Plan. 
 

4. Subareas of the site to be developed, by land use type, 
housing types, and housing densities, including subarea 
statistics; 
 

• Subarea A 
o 5.237 acres  
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o Four, 30 Unit, Three-Story Buildings; 120 units  
o Net density: 22.9 du/ac. 

• Subarea B ,   
o 10.078  acres. 
o Fifteen, 4 Unit Ranch Buildings; 60 units 
o Net density: 6.0 du/ ac 

• Subarea C   
o 14.181 acres. 
o Sixteen, 8 Unit, Two-Story Townhome Buildings; 128 

units 
o Net density: 9.0 du/ac. 

• Subarea D-1  
o 1.349 acres 
o 0 units 
o Net density: 0.0 du/ac 

• Subarea D-2  
o 2.069 acres  
o 0 units 
o Net density: 0 du/ac 

• Subarea E 
o 6.106 acres 
o 0 units 
o Net density: 0 du/ac 

 
 

5. All proposed structures shall be located showing square 
footage, tenant or user types, and expected entranceways and 
service or loading areas; 
 
See Exhibit E for Preliminary Development Plan and Exhibit I for 
Architectural details.  
 

6. Common open areas, public lands, and natural scenic 
easements, including the area of each; 
 
See Exhibit E for Preliminary Development Plan, and Exhibits L for 
Connection to City Park, and M for Proposed easements, deed 
restrictions, and protective covenants. 
 

7. Proposed landscape treatment of the site; 
 
See Landscape Plan attached as Exhibit G. 
 

8. Proposed utility patterns and provisions including sanitary 
sewer, individual waste disposal systems, storm sewer, trash 
collection systems, outdoor lighting, and water supply, 



11 

including relevant easements and engineering feasibility 
studies or other evidences of reasonableness; 
 
See Utility Service Letters and Utility Plan attached as Exhibit H. In 
addition, the applicant shall work with the City Engineering 
Department on site details and as part of final engineering plan 
review. 
 

9. Provisions for accommodating surface drainage runoff; 
 
See Exhibits E and Exhibit F for approximate location of storm 
water detention basins, and Exhibit M, draft easement agreements. 
 

10. Proposed architectural design criteria; 
 
See Exhibit I for architectural elevations. 
 

11. Proposed pedestrian/jogging/bicycle pathways and equestrian 
paths, including locations, dimensions, landscape and 
construction, including relationships of such pathways to 
existing and proposed future pathways on surrounding 
property; 
 
See exhibits E, H, and L for such pathways and connections to the 
future City Park.  These proposals are subject to and shall be 
approved by the City Engineer as part of final engineering plan 
review.  
 

12. Overall site development statistics comparing this plan for 
development with requirements of this Zoning Ordinance and 
with the comprehensive plan and indicating that all 
requirements of this Zoning Ordinance and the comprehensive 
plan have been met in this preliminary plan and will be met in 
final development. 
 
The plan incorporates the direction given to the applicant by the 
planning and zoning director, as well as comments and suggestions 
by the Planning and Zoning Commission.   
 
The upscale active adult, senior and empty nester housing 
proposed for the site is consistent with many comments expressed 
during the ongoing Community Plan update, based on the 
recognition that Powell has many upscale single-family homes but 
few upscale dwellings meeting the changing needs of active adults, 
empty nesters, and seniors.  The size and scale of the building and 
the different housing options match the development intensity of the 
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Sawmill Parkway corridor and the changing expectations and 
needs of the community.   This site is no longer appropriate for 
single-family development based on neighboring development.  
Lower intensity of use in terms of people per units, very limited 
school use, less traffic impact, low utility use and the opportunity for 
housing that allows seniors and empty nesters to remain in the 
community are all positives of this plan. The upscale nature of the 
architecture and luxury of the amenities matches the quality of the 
Powell environment.  
 
The Powell Zoning Code allows for multi-family residential, elderly 
households, senior housing facilities and congregate housing within 
the PC – Planned Commercial District.  The maximum number of 
dwelling units in any Planned District development plan cannot 
exceed twelve (12) units per any one acre and no more than 4 
dwelling units can be attached side-by-side, with no more than 8 
per structure.  Divergences are requested for both these provisions.  
The Planned Residential District allows for up to 9 du/acre and the 
proposed development has a net density of 9.36 du/acre.  
 
Consideration is requested for greater density based on the less 
intense use of the land, traffic, schools, utilities, etc. from active 
adults, empty nesters and seniors, as well as the fact that some 
units are likely to be unoccupied in winter months due to travel and 
second dwelling arrangements for several residents.   
 
Yard Setbacks  

• Building and Parking setback from the railroad right-of-way 
shall be 40 feet. 

• Building and parking setback from the south property line 
shall be 40 feet. 

• Building setback from the west property line shared with the 
commercial outparcel shall be 25 feet. 

• Parking setback from the wet property line shared with the 
commercial outparcel shall be 15 feet. 

• Minimum distance between buildings shall be 30 feet. 
 
Building Setbacks 
 

• Front building setback from any right-of-way shall be 60 feet. 
• Front parking setback from any right-of-way shall be 15 feet. 

 
Parking and Circulation  
 

• Subarea A shall provide parking at a minimum of 2.5 spaces 
per dwelling unit. 
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• Subarea B shall provide parking at a minimum of 3 spaces 
per dwelling unit. 

• Subarea C shall provide parking at a minimum of 3 spaces 
per dwelling unit. 

• Parking spaces shall be a minimum 9 feet x 18 feet. 
• Parking may be provided in the form of garage spaces, 

tandem spaces in garage driveways, surface parking 
spaces. 

• A +/- 1.2 acre portion of Subarea E shall be a publicly 
dedicated 60’ wide right-of-way to extend Bunker Lane to 
connect to Sawmill Parkway.  The road and utilities shall be 
dedicated to the city for ownership and maintenance.  . 

• Private streets and drive aisles shall be a minimum of 22 feet 
wide. 

• An 8 feet wide asphalt bike path shall be provided as shown 
on the Preliminary Development plan.  The bike path shall 
be built within the Sawmill Parkway, Bunker Lane, and 
Seldom Seen rights-of-way.  The path will be built by the 
developer, and owned and maintained by the city. 

• Off-site roadway improvements are to be determined based 
on the outcome of final engineering and in coordination with 
the City and County Engineering staff.   

• A pedestrian connection is to be built between this site and 
the city park on the north side of Seldom Seen Road. 

   
Lot Coverage – Building 
 

• Maximum lot coverage by buildings for combined subareas 
A, B, C, D-1, and D-2 shall be 21.8%.  This requires a 
divergence  from code required maximum of 20% lot 
coverage.  

• See Exhibit E Preliminary Development Plan.   
 

 
Lot Coverage – Total 
 
The code allows 70% total lot coverage (all impervious surfaces).  
The development plan depicts 47.09% total lot coverage of 
building, sidewalks and vehicle use area with the residential 
subareas.   
 
Landscaping 
 

• Landscaping shall be provided per code requirements. 
• Along the east property line adjacent to the rail road, a 3-6 

feet tall mound with buffer planting shall be provided. 
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• Subarea E, excluding the proposed dedicated right-of-way, 
shall provide a screen as specified by city code along any 
boundary shared with Subarea B and C.  

• Along the south property line, an existing +/- 6 feet tall 
mound with evergreen trees spaced at +/- 1- feet to 15 feet 
on center shall be preserved.  Existing evergreen trees 
installed as part of that buffer that are dead or dying shall be 
replaced.  The evergreen tree planting shall be extended 
along the portion of the south property line adjacent to 
existing buildings, as shown on the landscape plan, except 
where restricted by utility installations.  Existing trees south 
of the mound shall remain. 

Fencing and Wall Enclosures 

• At the site entrances to Subareas A, B, and D-2, decorative 
entry columns/walls/fences and/or gates shall be permitted, 
but not required, and shall be permitted a 0’ setback from the 
Bunker Lane right-of-way.   

o Such features shall include ornamental landscaping in 
the effect of an entry feature.   

o Gates may be operable or not operable.   
o Access through operable gates shall meet the 

approval of the fire department. 
o Columns, walls, and/ or fences included in the design 

shall not exceed six feet in height. 
o Vehicle sight distance shall meet the approval of the 

city staff 
o Designs shall be provided with Final Development 

Plan. 
Signage 
 

• Subarea A shall be permitted one monument sign at the 
corner of Seldom Seen Road and Bunker Lane.  Signage 
shall be permitted to meet code requirements for “non-
residential” signage. 

• Subarea E-1: 
o Signage shall be per non-residential code 

requirements. 
o A monument sign shall be permitted along Sawmill 

Drive frontage and a joint identification sign, with 
agreement of the property owners, to be shared by 
the tenant/ owner of Subarea E-1 and the tenant/ 
owner of the multifamily subareas. 

• Subarea E-2: 
o Signage shall be per code requirements. 
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o A monument sign shall be permitted along Sawmill 
Parkway frontage and to be a joint identification sign, 
with agreement of the property owners, to be shared 
by the tenant/ owner of Subarea E-1 and the tenant/ 
owner of the multifamily subareas. 

• This section shall not exclude from any subarea additional 
signage as normally permitted by city code. 
 

 
 

 
Lighting 
 

• Subareas A, B, C, and D-2 shall provide site lighting within 
vehicular use areas and common pedestrian spaces. 

• Light fixtures shall not exceed 14 feet in height. 
• Light fixtures shall be cut-off style. 
• See exhibit K for lighting information. 

 
 
 
Building Height 
 
The height for the four 30 unit, three story buildings are an average 
height of 40 feet, 5 1/16 inches.  This is approximately 5 feet, 5 
inches greater than the code standard of 35 feet in height for 
residential districts and typical housing.   Roof peak heights for the 
30 unit buildings range up to 50 feet, 4 1/8 inches in some 
instances to allow for architectural elements. Such roof peaks, 
variations in roof heights and other architectural features including 
dormers, provide an attractive residential style building that refines 
and softens the current viewshed from the west, which is currently 
dominated by the existing fitness building and its significant height 
and commercial/industrial design.  The average and peak building 
heights are further moderated by the building height at the roof 
truss bearing height,(gutter height), which is 30 feet, 6 inches, 
which is significantly lower than many homes and other three story 
buildings.   
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Minimum Unit Area 
 

• One bedroom:  810 sq.ft.  
• Two bedrooms: Four different two bedroom designs, ranging 

from 1,200 sq. ft. to 1,350 sq.ft. 
• Three bedrooms: Several designs ranging from 1,585 sq. ft. 

to 1,800 sq.ft. 
 

L. Projected development schedule by subareas of the entire 
planned development site, and for the first, or next phase of 
development, including land uses, public areas, natural and 
scenic reserves, streets, building, utilities, and other facilities, 
indicating the relationship of the proposed development to 
existing and probably uses of surrounding areas during the 
development timetable. 
 
The multifamily site will not be phased and construction completion will 
be anywhere from 18-24 months. 
The commercial subareas E-1 and E-2 shall be permitted to be 
constructed as independent phases. 
 

M. An overall traffic scheme, illustrating points of access, parking 
areas, including the number of parking spaces and indicating 
visitor, employee and service traffic flow, illustrating calculated 
peak hour traffic use for residents and employees as well as 
deliveries and other transport and the effect of this traffic on the 
community traffic ways. 
 

• See Exhibit E for traffic circulation and parking for this site. 
• Subarea A shall be permitted minimum parking of 2.5 

spaces per unit. 
• Minimum parking for Subareas B, C, D-1, and D-2 shall be 3 

spaces per dwelling unit. 
• Parking for Subareas A, B, C, D-1, and D-2 shall be 

permitted to be located within any multifamily subarea. 
• Parking is required at 3 spaces for each unit or 924 spaces 

and approximately 1,031 spaces are provided.   
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N. If to be developed in phases, the entire site development shall be 
described in outline and diagrammatic plan form, and in a 
complementing detailed text in a manner calculated to assure City 
officials that Planned Development requirements and other 
requirements of this Zoning Ordinance shall be met in the 
detailed development of the phases to follow, and that the entire 
Planned Development area will meet all of the requirements of 
this Zoning Ordinance, such diagrams and descriptive texts being 
accepted with, and becoming a part of the extended zoning plan 
for the entire site. 
 
Subareas shall be developed as described within this text and 
accompanying preliminary development plans.  Any item not specified 
within these documents shall be governed by City of Powell Code of 
Ordinances. 
 

(9) Evidences of the ability of the applicant to carry forth its plan by control of 
the land and the engineering feasibility of the plan, and that the applicant 
has sufficient control over the land and financing to initiate the proposed 
development plan phase within two (2) years. 
 
The Applicant is in contract to purchase the property.  The Applicant builder, 
Schottenstein Real Estate Group (SREG), is a builder, developer and operator of 
active adult, empty nester and senior housing in several states, including Florida, 
North Carolina and Ohio.   SREG has three plus decades of experience in the 
residential housing market and development, and is a successful multi-state 
developer of similar luxury rental and fee simple projects.  The Applicant 
developer, Margello Development Company has significant development and 
successful project experience in the Powell community, including retail, office 
and senior villages. 
 

(10) Evidence of the applicant’s ability to post a bond if the plan is approved 
assuring completion of public service facilities to be constructed within the 
project area by the developer. 
 
The Applicants shall provide evidence that they have the ability to post a bond for 
the City of Powell Council prior to Final Development Plan approval. 
 

(11) Verification by the owner of the property that all the information in the 
application is true and correct to the best of his knowledge. 
 
The landowner and applicant have reviewed the included information in the 
Combined Preliminary Development and Final Development Plan submittal and 
believe it to be true and correct to the best of their knowledge. 
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____________________________________ 
Landowner or Landowner’s Representative 
 

(12) A statement of the character and nature of the development including the 
cost range or rent levels for housing in residential development and the 
general types of business or industrial and commercial developments. 
 
The “Powell Grand – Resort Living” is an active adult, Class A, gated community 
proposed as a Planned Commercial District zoning under Powell’s Zoning 
Ordinance.   The community will provide a comparable option in terms of 
aesthetics, amenities and architectural quality for many Powell residents wishing 
to downsize their current high-quality single-family home to a more active adult 
and/or senior living environment within Powell.  Powell Grand will help facilitate 
“aging in place” for those Powell residents wishing to change housing options, 
without leaving the community that has been their home.  There will be other 
residents, new to Powell, who will be attracted to this unique, incomparable 
central Ohio community.  
 
The total site is made up of 39.1+/- acres. A proposed internal public road (+/- 
1.2 acres) will connect from Sawmill Parkway to the intersection of Sawmill 
Drive and Bunker Lane.  The residential component includes 308 units of leased 
dwellings with three distinct building types and housing options, a clubhouse and 
related open spaces and site amenities on +/- 32.9 acres.  Five acres of 
commercial property are planned on two lots near or adjacent to Sawmill 
Parkway.   
 
Rents/Lease Rates for eight different dwelling units will range from the   $900’s-
$1900’s per month.  

Amenities included with this plan are a bike path connection along Sawmill 
Parkway and the interior public streets leading to a pathway tunnel under Seldom 
Seen Road to the new Seldom Seen Park.  A large club house in the east-central 
portion of the site, including a pool, fitness center, community gathering rooms, 
fire pit lounge area, community garden and golf putting green are available for 
use by the Powell Grand residents.  The site will also include a gazebo 
overlooking the pond, and an enclosed dog-park.  There will be a site office open 
7 days a week, 24-hour emergency services, and onsite staffing to provide 
special, outstanding services for residents. 

(13) A statement of the general impact the development will have on the 
infrastructure, municipality and schools including projected demographics, 
a traffic impact study and a fiscal impact analysis may be required by the 
Planning and Zoning Commission. 
 
The proposed development has low impacts on traffic, utility usage and 
infrastructure in general terms, as compared to typical single-family homes and 
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most commercial zonings in the area. The travel and commuting patterns by 
active adults, empty nesters, and seniors are demonstrably lower than other 
commuters. Traffic study analysis is attached to application as Exhibit P.    
Approximately five to seven staff members  (3 to 4 leasing and 2 to 3 
maintenance)  will work at the site during day time hours, with lesser staff levels 
at night.  The proposed land use compares favorably to the current Township 
zonings that could create peak commuting and overall traffic in much higher 
volume and likely more average daily trips.   
 
There is not expected to be a real impact on schools in terms of new students, 
but positive tax benefits are expected with the commercial property development 
and very few children to educate.  
 

(14) A fee as established by ordinance. 

The fee payment is included with this application.  

 

In accordance with the requirements of the codified ordinance 1431.11(g), in approving 
a preliminary development plan, the Planning and Zoning Commission shall consider: 

a) If the proposed development is consistent with the intent and requirements 
of this Zoning Ordinance; 

The site will be zoned as Planned Commercial District (PC) upon its annexation 
into the city.  The PC allows for residential uses, elderly households, elderly 
housing facilities, and such uses as congregate housing.   As a planned district, 
the Planning and Zoning Commission can create specific regulations, approve 
uses and grant divergences to the code requirements provided they are in line 
with the scale and size of the community and are desirable land uses. 

Summary of Divergences Requested:  

1. Building Area Coverage   The proposed building footprint area is 
approximately 21.8% (312,681.8 square feet) of the total land area and therefore 
a 1.8% divergence for lot coverage is requested with this planned district 
approval.  

    

2. Under 1143.09 (c)(5) A – As this site has immediate access to Sawmill 
Parkway via Sawmill Drive, the maximum number of allowable multi-family units 
is equal to the acreage in the planned district tract times two and one-half.  (39.1 
acres x 2.5 = 97.5 units) A divergence is, therefore, necessary under this section 
of the code to allow the proposed unit count of 308 and is so requested. 
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3. Under 1143.09 (c )(5) B – The maximum number of multi-family dwelling 
units on any single acre shall not exceed twelve (12) units to the acre.   

This provision is requested for divergence for residential subareas A, B and C, in 
which in some cases this maximum is exceeded.  

4. Under 1143.09 (c)(10) A – As new residential units are planned as part of 
a PC district, the residential subareas in this PC district shall be designated 
Planned Residential and shall meet all requirements for density and physical 
arrangements.  

Section 1143.09, (c), (4), B 

• A divergence is requested to reduce the required 5 acre, 
relatively flat grasses common area to 1.35 acres to be provided 
in Subarea D-1, and to permit the uses of Subareas D-1 and D-
2 to serve as the recreational elements indicated in the zoning 
code.   

o The targeted empty nester audience of this site does not 
require the intensive active recreational space specified 
in the code section. 

o The site provides overall open space above the required 
minimum 20%. 

o Subareas D-1 and D-2 offer recreational uses in the form 
of a dog park, common lawn open spaces for passive 
recreation, pool and patios, putting green, and 
community garden.  Additionally, Subarea C included a 
gazebo that overlooks the pond offering passive 
recreation opportunities. 

o This site is located across Seldom Seen Road from the 
future city park. 

5. Under 1143.13 PR-Planned Residence District – under gross density 
limits for other than single-family or two family housing, the site does not exceed 
the gross density limit specified of “not to exceed 9 dwelling units per gross acre” 
as the site comes in at 8.12 gross density when the entire property is used to 
calculate density.  There are a total of 308 dwelling units on the residential 
portion of the property, which totals 32.9 acres.  This creates a net density of 
9.36 units per acre on the residential portion. Consideration is requested for a 
divergence above the 9 units per acre for a Planned Residential District because 
senior, active adult and empty nester residents have significantly less traffic 
impact based on travel patterns, very little impact on schools and use less utilities 
and services compared to other resident populations.  



21 

6. A divergence is requested for the NOTE provision of the 1143.13 
providing no more than 4 dwelling units attached side-by-side for subareas A and 
C, and a total of no more than 8 units in any one structure for subarea A.   

7. 1145.34 Fences, walls, shrubbery, and hedges in “residence” (r), “old 
powell residence” (opr), and “planned residence” (pr) districts, as well as in all 
residential portions of other planned districts: 
 
 A divergence is requested to permit the entry gates/ fences/ columns/ 
walls in front yard with a 0’ setback. 
 
8. 1151: Signage 

• Divergence to permit 3 multifamily signs, 2 on commercial 
property 

• Divergence to permit shared signs with commercial outparcels. 

9. Height divergence –  Divergences are requested from 1143.13(a) 
MAXIMUM BUILDING HEIGHT for the height of principal buildings and the two 
stories limit. The height for the four 30 unit, three story buildings are an average 
height of 40 feet, 5 1/16 inches.  This is approximately 5 feet, 5 inches greater 
than the code standard of 35 feet in height for residential districts and typical 
housing.   Roof peak heights for the 30 unit buildings range up to 50 feet, 4 1/8 
inches in some instances to allow for architectural elements. Such roof peaks, 
variations in roof heights and other architectural features including dormers, 
provide an attractive residential style building that refines and softens the current 
viewshed from the west, which is currently dominated by the existing fitness 
building and its significant height and commercial/industrial design.  The average 
and peak building heights are further moderated by the building height at the roof 
truss bearing height,(gutter height), which is 30 feet, 6 inches, which is 
significantly lower than many homes and other three story buildings.   

 

 

 

 

 

 

 

 



22 

b) The relationships between uses, and between uses and public facilities, 
streets, and pathways; 
 
The proposed land uses, type, location and intensity are appropriate for the site 
and its surrounding area.  The land uses proposed are similar in scale, size and 
use to the commercial and residential uses in proximity. The residential building 
designs fit the scale of the area and Powell’s market expectations.  
 
The plan provides a transition of uses and density by matching unit types with  
the existing Woods at Big Bear Farms condominiums on south border, and by 
transitioning to higher density to the north.  The commercial lots fronting Sawmill 
Parkway and Sawmill Drive are consistent with existing commercial uses.  The 
two and three story buildings are placed closest to the existing three story Urban 
Active facility bordering the northeast corner of the site, matching height and 
massing.  The railroad tracks separate the site from all uses to the west.   
  
A proposed tunnel pathway from the site to the future city park site connects with 
a bikepath system that ties the property into future bike pathways along Sawmill 
Parkway on the southern property border and to the east and west along Seldom 
Seen Road.   

 

c) Adequacy of provisions for traffic and circulation, and the geometry and 
characteristics of street and pathway systems; 
 
The proposal has adequate provisions for traffic and on-site circulation.  Sawmill 
Parkway and Seldom Seen Road are capable of handling increased traffic as a 
result of the development.  The interior circulation has been designed to allow for 
the flow of traffic throughout the entire site.  There is also adequate parking on-
site. 
 
See Traffic Analysis, Exhibit  P for details.  
 
 

d) Adequacy of yard-spaces and uses at the periphery of the development; 
 
Yard and open spaces are adequate for this type of multi-family living. Common 
areas make up most of the useable spaces with periphery spaces designed 
mainly to buffer the community from other uses and the railroad tracks.  
 

e) Adequacy of open spaces and natural preserves and their relationship to 
land use areas and public access ways; 
 
Green spaces on the site are more than adequate to meet code requirements. 
There is significantly more (32% and 10.5 acres) than the required 20% green 
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space and recreational areas, much of it programmed for specific uses and/or 
amenitized to fit the needs of residents.   
 

f) The order, or phases, in which the development will occur and the land 
uses and quantities to be developed at each phase; 
 
This development will likely be built in 2-3 phase(s), depending on market 
conditions and absorption, which is appropriate for the size and scale of this 
proposal.  The multifamily sites will be built as one phase.  The commercial site 
may be built as two separate phases. 
 

g) Estimates of the time required to complete the development and its various 
phases; 
 
This proposal can be developed within an appropriate time frame projected at a 
range of 18 to 24 months, but subject to economic and market conditions. 
 

h) Improvements to be made by the Municipality, if any, and their cost; 
 
The applicant is in discussions with the City regarding this item. 
 

i) The community cost of providing public services to the development, and 
 
This development will not add a considerable amount to the overall cost of public 
services provided to it. 
 

j) Impacts of the development on surrounding or adjacent areas. 
 
There will be minimal impacts upon the surrounding/adjacent areas near the site 
or the overall city.  The site will generate enough taxes to cover any potential 
additional city expenses. 

Section 1143.11(k)  Recommendation by the Planning and Zoning Commission 

THE FOLLOWING SHALL BE CONSIDERED IN APPROVING THE FINAL 
DEVELOPMENT PLAN: 

(1) Can the development plan or its phase be initiated within two years and 
completed within five years? 

Yes.  

(2)  Have the requirements of the Comprehensive Plan relative to the site been 
fulfilled? 



24 

Yes.  This proposal fits with ongoing comments/requests documented during the 
current Powell Comprehensive Plan update process, where people site the need for 
higher-end senior and active adult housing.  This plan meets that need because it 
provides Powell’s long term residents new housing options to “age in place” in a luxury 
living environment that is consistent with the quality and amenity level of existing Powell 
residences.  Residents can downsize while staying in their own community.  

The ability to provide high quality housing for seniors, allowing independent, 
active and attractive living arrangements, is also a benefit to many existing single-family 
residents, whose older loved ones choose to live close to their families in a flexible 
lease situation. This allows for care-free travel and/or splitting time between other 
residences, while giving families the opportunity to strengthen generational and 
community ties.  

Such an active adult and empty nester housing with access to Sawmill Parkway, 
and proximity to health-care services, commercial, other multi-family districts and retail 
uses also represents appropriate planning. Utility and peak traffic impacts are limited, 
with virtually zero school impact.  However, the community benefits with receipt of 
additional real property taxes.   

(3) Are the proposed streets suitable and adequate to carry anticipated traffic, 
and will increased densities generate traffic in such amounts to overload the 
street network outside the development plan area? 

The proposed development has lower impacts on traffic, utility usage and 
infrastructure than the zoning approved previously in the Township.  Sawmill Parkway 
and Seldom Seen Road traffic improvements are adequate to handle the increase in 
traffic, much of which will be generated off-peak.  (See Traffic Analysis, Exhibit P in this 
regard)  This is an example of a development that is sized based the existing 
infrastructure that is in place to handle it.  

 

(4) Can the non-residential development be justified at the location and in the 
amounts proposed? 

Yes. Commercial development is appropriately placed and is in keeping with the 
area.  

(5) Are the housing densities warranted by the amenities and conditions 
incorporated in the development plan and in accordance with the planned 
district development requirements? 

Yes, see the answer to number 2 above in this section and divergence 
explanation related to density. In addition, the development is highly amenitized and 
architecture is consistent with Powell’s high quality design environment.  
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(6)  Are the lands to be dedicated to public use of acceptable and usable size, 
shape, and location? 

Upon approval, the City will cooperate with Developer to cause the Property to 
be replatted from the currently effective plat to permit the development of the Property 
generally in accordance with the Development Plan Concept.  In connection therewith, 
the City will cooperate in vacating the existing public road designated “Revere Court” as 
well as the platted setbacks along Seldom Seen Road, it being the intention of the 
parties that setbacks will be conformed/addressed based on the outcome of this 
rezoning.  

(7)  Can the area surrounding the proposed development be planned and 
zoned in coordination with and in substantial compatibility with the 
proposed development? 

Yes. The surrounding area is mostly commercial, retail, park or similar multi-
family. Assisted living and health care services are also close to the vicinity and are 
consistent with this use.    

(8) Are the existing and proposed utility services adequate for the population 
densities and uses proposed? 

Yes  

(9) Has adequate provision been made for the detention, retention, and 
channelization of surface drainage runoff? 

Yes. See the attached plans and Exhibit M for storm water facilities and 
maintenance.  
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EXHIBIT  

ADJACENT PARCEL OWNERS 

 

Subject Parcels to be Annexed: 

1. #31942302002000 

9121 Sawmill Parkway 

Powell, OH  43065 

Sawmill Seldom Seen LLC 

4300 East Fifth Avenue 

Columbus, OH  43219 

2. #31942302001000 

8957 Bunker Lane 

Powell, OH  43065 

Sawmill Seldom Seen LLC 

4300 East Fifth Avenue 

Columbus, OH  43219 

3. #31942302001002 

3280 Revere Court 

Powell, OH  43065 

Sawmill Seldom Seen LLC 

4300 East Fifth Avenue 

Columbus, OH  43219 

4. #31942302001003 

8882 Revere Court 

Powell, OH  43065 

Sawmill Seldom Seen LLC 

4300 East Fifth Avenue 

Columbus, OH  43219 

Adjacent Parcels: 

1. #31942202051000 

Seldom Seen Road 

Powell, OH  43065 

City of Powell 

47 Hall St 

Powell, OH  43065 



2. #31931401023000 

3474 Sawmill Drive 

Powell, OH  43065 

Realty Income Properties 24 LLC 

3474 Sawmill Drive 

Powell, OH  43065 

3. #31931401022001 

2.996 Acres, Lot 3413 Seldom Seen Acres 

Sawmill Parkway 

Powell, OH  43065 

SSA Ltd. 

Sawmill Parkway 

Powell, OH  43065 

4. #31931401023001 

1.859 Acres, Lots 4497 Seldom Seen Acres 

Realty Income Properties 24 LLC 

Sawmill Road 

Powell, OH  43065 

5. #31942305003000 

425 Village Park Drive 

Powell, OH  43065 

Fernco Development Ltd. 

425 Village Park Drive 

Powell, OH  43065 

6. #31942305002000 

489 Village Park Drive 

Powell, OH  43065 

LDH 2000 Family Limited Partnership 

c/o Countryside Construction 

P. O. Box 389 

Delaware, OH  43015 

7. #31942601002001 

321 Bear Woods Drive 

Powell, OH  43065 

Village of Powell 

47 Hall Street 

Powell, OH  43065 



8. #31942601002537 

340 Park Woods Lane 

Powell, OH  43065 

Paul A. Bischoff 

340 Park Woods Lane 

Powell, OH  43065 

9. #31942601002554 

335 Bear Woods Drive 

Powell, OH  43065 

Continuing Partners Limited Partnership 

335 Bear Woods Drive 

Powell, OH  43065 

10. #31942601002527 

393 Park Woods Lane 

Powell, OH  43065 

Julia Baranova Benet 

393 Park Woods Lane 

Powell, OH  43065 
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ALTA/ACSM LAND TITLE SURVEY
FARM LOT 10, QUARTER TOWNSHIP 3, TOWNSHIP 3, RANGE 19

FARM LOTS 35 AND 36 QUARTER TOWNSHIP 4, TOWNSHIP 3, RANGE 19
UNITED STATES MILITARY LANDS

Schedule B Part II Items from Title Commitment Number
30625 issued by First American Title Insurance Company with
an effective date of December 22, 2014 at 7:00 A.M.

Items 1-18 NOT SURVEY RELATED ITEMS.

Item 19 Easements appearing of record in Official Record
Volume 79, page 2547 and Official Record
Volume 523, page 77, Recorder's Office,
Delaware County, Ohio.  10' ELECTRIC
EASEMENT OF V. 79, PG. 2547 IS LOCATED
ON THE SUBJECT TRACT AS SHOWN
HEREON.  10' ELECTRIC EASEMENT OF V.
523, PG. 77, IS LOCATED ON THE SUBJECT
TRACT CENTERED ON LINES AS
INSTALLED NOT PLOTTED.

Item 20 Easements appearing of record in Official Record
Volume 668, page 2503, Recorder's Office,
Delaware County, Ohio.  10' GAS EASEMENT
OF V. 668, PG. 2503, IS LOCATED ON THE
SUBJECT TRACT AS SHOWN HEREON, THE
30' TEMPORARY CONSTRUCTION
EASEMENT HAS EXPIRED.

Item 21 Easement appearing of record in Official Record
Volume 645, page 296, Recorder's Office,
Delaware County , Ohio.  20' SANITARY
EASEMENT OF V. 645, PG. 296, IS LOCATED
ON THE SUBJECT TRACT SHOWN
HEREON.

Item 22 Cell Tower Lease appearing of record in Official
Record Volume 46, page 598, Assignment of
record in Volume 54, page 807 and Volume 656,
page 771, Recorder's Office, Delaware County,
Ohio.  IS LOCATED ON THE SUBJECT
TRACT AS SHOWN HEREON.

Item 23 Easement Agreement appearing of record in
Official Record Volume 20, page 726,
Assignment of record in Volume 54, page 807
and Volume 656, page 771, Recorder's Office,
Delaware County, Ohio.  IS LOCATED ON THE
SUBJECT TRACT AS SHOWN HEREON.

Item 24 Easement granted to Columbus Southern Power
Co. appearing of record in Official Record
Volume 627, page 649, Recorder's Office,
Delaware County, Ohio.  10' EASEMENT IS
LOCATED ON THE SUBJECT TRACT AS
SHOWN HEREON.

Item 25 Easement of record in Deed Book 217, page 659,
Recorder's Office, Delaware County, Ohio.  THE
LOCATION OF THE EASEMENT CAN NOT
BE DETERMINED FROM THE
DESCRIPTION PROVIDED.

Item 26    Easement of record in Deed Book 217, page 
674, Recorder's Office, Delaware County, Ohio.
THE LOCATION OF THE EASEMENT CAN
NOT BE DETERMINED FROM THE
DESCRIPTION PROVIDED.

Item 27 Easement of record in Deed Book 523, page 73,
Recorder's Office, Delaware County, Ohio.  5'
EASEMENT IS LOCATED ON THE SUBJECT
TRACT AS SHOWN HEREON.

Item 28 Easement of record in Deed Book 342, page 45,
Recorder's Office, Delaware County, Ohio.  16'
EASEMENT IS LOCATED ON THE SUBJECT
TRACT AS SHOWN HEREON.

Item 29 Easement of record in Deed Book 366, page 647,
Recorder's Office, Delaware County, Ohio.
THE SUBJECT TRACT IS LOCATED IN THE
AREA DESCRIBED AND THE 12'
EASEMENT IS CENTERED ON WATERLINE
AS INSTALLED, NOT PLOTTED.

Item 30 Platted Building Setback Lines per recorded plat
of subdivision of record in Plat Cabinet 2, Slides
245, 245A-245B, Recorder's Office, Delaware
County, Ohio.  BUILDING SETBACK LINES
ARE LOCATED ON THE SUBJECT TRACT
AS SHOWN HEREON.

Item 31 Platted utility easements per recorded plat of
subdivision of record in Plat Cabinet 2, Slides
245, 245A-245B, Recorder's Office, Delaware
County, Ohio.  NOTE: THIS EXCEPTION IS
SOLELY BENEFICIAL TO THE SUBJECT
PROPERTY.

Item 32 Subject to terms and conditions of Agreement of
Restrictive Covenant by and between SSA LTD.,
an Ohio limited liability company and JLP-ME
Sawmill LLC, an Ohio limited liability company,
dated May 9, 2012, filed for record on May 21,
2012 of record in Official Record Book 1122,
page 1528, Recorder's Office, Delaware County,
Ohio.  SUBJECT TRACT IS LOCATED IN
THE AREA DESCRIBED.

Item 33-36 NOT SURVEY RELATED ITEMS.

Additional items not included in the Title Commitment.

A.  Non-Disturbance Agreement appearing of
record in Official Record Volume 20, page 734,
Recorder's Office, Delaware, Ohio.  IS
LOCATED ON THE SUBJECT TRACT AS
SHOWN HEREON.

B.  Surveyor's Affidavit, as per Plat Cabinet 2,
page 278, Recorder's Office, Delaware County,
Ohio.  THE SUBJECT TRACT IS LOCATED
IN THE AREA DESCRIBED.

LIBERTY TOWNSHIP, DELAWARE COUNTY, OHIO

FEMA NOTE:
According to the Federal Emergency Management Agency's Flood
Insurance Map (dated April 16, 2012), the subject tract shown hereon lies
within Zone X (areas determined to be outside of the 0.2% annual chance
floodplain), Community Panel No.39041C0237K.

SURVEY NOTE:
This survey was prepared using documents of record, prior plats of survey,
and observed evidence located by an actual field survey in June 2012.

UTILITY STATEMENT:
The utilities shown hereon have been located from field survey information
and existing drawings.  The surveyor makes no guarantee that the utilities
shown comprise all such utilities in the area, either in service or abandoned.
The surveyor further does not warrant that the utilities shown are in the
exact location indicated although he does certify that they are located as
accurately as possible from information available.

DESCRIPTION
Situated in the Township of Liberty, County of Delaware and the
State of Ohio and bounded and described as follows:

PARCEL 1:

Being known as Lot Number Three Thousand Four Hundred
Fourteen (3414) in SELDOM SEEN ACRES, as the same is
numbered and delineated upon the recorded plat thereof, of record in
Plat Cabinet 2, Slides 245, 245A-245B, Delaware County Recorder's
Office.

PARCEL 2:

Being known as Lot Number Three Thousand Four Hundred Fifteen
(3415) in SELDOM SEEN ACRES, as the same is numbered and
delineated upon the recorded plat thereof, of record in Plat Cabinet 2,
Slides 245, 245A-245B, Delaware County Recorder's Office.

PARCEL 3:

Being known as Lot Number Three Thousand Four Hundred Sixteen
(3416) in SELDOM SEEN ACRES, as the same is numbered and
delineated upon the recorded plat thereof, of record in Plat Cabinet 2,
Slides 245, 245A-245B, Delaware County Recorder's Office.

PARCEL 4:

Being known as Lot Number Three Thousand Four Hundred
Seventeen (3417) in SELDOM SEEN ACRES, as the same is
numbered and delineated upon the recorded plat thereof, of record in
Plat Cabinet 2, Slides 245, 245A-245B, Delaware County Recorder's
Office.

CERTIFICATION:  Commitment No. 30625
To: First American Title Insurance Company, Schottenstein Real Estate
Group LLC, an Ohio limited liability company.

This is to certify that this map or plat and the survey on which it is based
were made in accordance with the 2011 "Minimum Standard Detail
Requirements for ALTA/ACSM Land Title Surveys", jointly established
and adopted by ALTA and NSPS, and includes Items 1, 3, 4, 7(a), 8, 9
11(a), and 13 of Table A thereof. Field work was completed on June 29,
2012.

PARKING NOTE:
There are no marked parking areas on the subject tract.

BASIS OF BEARINGS:
The bearings shown on this plat are based on the Ohio State Plane
Coordinate System, North Zone, NAD83 (2011).  Said bearings originated
from a field traverse which was tied (referenced) to said coordinate system
by GPS observations and observations of selected CORS base stations in
the National Spatial Reference System.  The portion of the easterly
right-of-way line of Bunker Lane, having a bearing of North 02°46'39" East
and monumented as shown hereon, is designated the "basis of bearing" for
this survey.

SITE

Joshua M. Meyer Date
Professional Surveyor No. 8485

By ________________________________     ____________
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SITE DATA
Total Site Area:       +/- 39.1 ac
Public ROW:        +/- 1.2 ac
Net Site Area:        +/- 37.9 ac

Subareas A,B,C,D-1,D-2:     +/- 33.0 ac
 Multifamily Residential

•	Building A:          4 BLDG.
 Large Senior 1 and 2 Bedroom Suites 
 with Elevators, and Individual Garages: 120 Units
  Parking Provided:      300 spaces
            (2.5 sp/du)

•	Building B:          15 BLDG.
 2 and 3 Bedroom Ranch Homes 
 with 2-Car Garages:      60 Units
  Parking Provided:      246 spaces
            (4 sp/du)

•	Building C:          16 BLDG.
 2 and 3 Bedroom 2 Story           
 Townhomes with 1 Car Garages:   128 Units
  Parking Provided:      401 spaces
            (3.1 sp/du)

Total Units:         308 Units
Density (Net Site Area):      +/-  8.1 du/ac
  
Parking Required (3 spaces/1 unit):   924 spaces
Parking Provided:        +/- 947 spaces
 *Parking provided includes garage spaces, driveway stacking spaces, and surface parking spaces.

Clubhouse Parking Provided:     95 spaces

Open Space
 Open Space Required:     +/- 6.6 ac (20%)
 Open Space Provided:     +/- 10.6 ac (32%)

Subareas E-1&E-2
 Commerical       
 Outparcels (2 Lots):      +/- 5.0 ac 

•	 Persuant to the requirements of City of Powell Zoning Code section 1145.29, (c) and (d), exist-
ing trees within the development footprint will be surveyed and trees that are unable to be pre-
served will be replaced per code. 

•	 This property has been used for agriculture historically, therefore no natural watercourses tra-
verse the site within the property boundaries. The headwater for Bartholomew Run is located 
at the southeast corner of the project and will be the discharge point for the site. A storm water 
basin will be located near this location to provide erosion and sediment control during construc-
tion and storm water quantity and quality control post a construction. The two man-made water-
courses	crossing	the	site	will	be	filled	and	piped	as	part	of	the	development	process.

Connection to Park

*

*

* Desired Sign Locations

MARGELLO 
DEVELOPMENT CO.

1
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EXHIBIT I - ARCHITECTURE 

CLUBHOUSE
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EXHIBIT I - ARCHITECTURE 

BUILDING A



EXHIBIT I - ARCHITECTURE BUILDING B



EXHIBIT I - ARCHITECTURE 

BUILDING C
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STREETWORKS Ou tdoo r  L i gh t i ng  So l u t i ons 73Coope r  L i gh t i ng

ORDER ING  INFORMAT ION

S A M P L E  N U M B E R :  L X D 7 0 S R 2 3 3 4

OPT IONS [Mus t  be  o rde red  i n  a l phanumer i c  o r de r ]

NOTE: 1 Refer to technical section for lamp/ballast/voltage compatibility  2 Medium-base porcelain socket standard  3 High Pressure Sodium only  4 Specifications and dimensions subject to change without notice

BALLAST TYPE 1

H=Reac./HPF 3

N=Hi. Reac./NPF
R=Reac./NPF

OPTIONS (add as suffix)
1=Single Fused, Internally Mounted (120 or 277V)
4=NEMA Photocontrol Receptacle
L=Lamp Included
P=Polycarbonate Lens Panels
S=Snap Latches for Toolless Lamp Replacement
U=UL/CSA Listed

PRODUCT 
FAMILY
LXD=Dayform

Lexington

LAMP TYPE 1

M=Metal Halide 2

P=Pulse Start Metal Halide
S=High Pressure Sodium

LAMP 
WATTAGE
70=70W
10=100W
15=150W

VOLTAGE 1

2=120V
DISTRIBUTION
22=Type II
33=Type III

COLORS
(add as suffix)
AP=Grey
BZ=Bronze
WH=White

OPTIONS
(See Below)

C O M P L I A N T Cutoff

D A R K  S K Y CO

25"
[635mm]

15" [381mm]

LXD DAYFORM LEXINGTON70-150W

DECORAT IVE

POST-TOP  AREA  LUM INA IRE

STREETWORKS

HOUS ING
Die-cast aluminum base housing. Standard color is black.
Other finish colors available. Consult your Streetworks
Representative. 1" ANSI wattage/source label.

TOP
Hinged die-cast aluminum top with cupola cover.

REFLECTOR
Anodized aluminum reflector with field adjustable socket.

REFRACTOR
Clear acrylic refractor panels. 

CHIMNEY
Decorative glass chimney and brass holder.

SCREWS
Captive retaining screw.

STARTER
Plug-in starter.

TERMINAL  BLOCK
Terminal block standard.

MOUNT ING
Self-aligning pole-top fitter fits 2 3/8" and 3" O.D. tenons.
Square headed 1 1/4" polymer coated mounting bolts. 

EPA [Effective Projected Area]:
1.7

SH IPP ING  DATA [Approximate Net Weight]:
25 lbs. [11 kgs.]

SPEC IF ICAT ION  FEATURES

rfay
Oval
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1.0    INTRODUCTION 
 
This study has been prepared to determine the transportation impact of developing the Powell 
Grand senior living site located in the southeast quadrant of the Sawmill Parkway/Seldom Seen 
Road intersection in Delaware County, Ohio as illustrated in Figure 1.  
 
A previous project initiation meeting was held for this site on April 24, 2014 for a different 
developer and site plan with the following in attendance: Doug Riedel, John Piccin, Rob Riley and 
Mike Love with the Delaware County Engineer’s Office, as well as Jeff Strung and Doug Bender 
with EMH&T. A previous memorandum of understanding (MOU) dated May 1, 2014 was 
prepared based on that meeting but has been subsequently updated for this new user and site 
plan. The updates to the MOU were based on email correspondence and a newly drafted MOU 
dated March 23, 2015. The MOU approved as the scope for this study update on March 30, 
2015, and is included for reference in Appendix A. 
 
 
2.0   PROPOSED DEVELOPMENT AND ACCESS PLAN 
 
Site development consists of 308 senior living units as well as a 50,000 square feet of office 
building space. Both existing access points to the site will remain, including one access to Sawmill 
Parkway via Sawmill Drive and one access to Seldom Seen Road via Bunker Lane. The study will 
also consider a new full movement, signalized access to Sawmill Parkway that will be coupled 
with restricting current Sawmill Drive access to right-in/right-out only operation. The proposed site 
layout is illustrated in Exhibit 1. Site access points are listed below for clarification: 
 

• Sawmill Parkway 
o Sawmill Drive (existing full movement, restricted to right-in/right-out upon Site 

Drive 1 completion) 
o Site Drive 1 (proposed full movement, proposed signal) 

• Seldom Seen Road 
o Bunker Lane (existing full movement, existing stop control to remain) 

 
All vehicular circulation within the site is proposed on private roadways. At the time of this writing 
this includes extensions of Sawmill Drive and Bunker Lane as well as the addition of Site Drive 1 
from its intersection with Sawmill Parkway into the property. The existing portions of Sawmill 
Drive and Bunker Lane will remain public, as they are today and the extensions of both of these 
roadways into the site are planned to be public roads as well. Some variances/adjustments to 
parking requirements may arise along the new portions of these roadways. 
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FIGURE 1: Site Location Map 
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3.0    EXISTING STUDY AREA CONDITIONS 
 
The area of influence identified for this study includes the following intersections: 
 

• Sawmill Parkway/Powell Road (SR 750) 

• Sawmill Parkway/Big Bear Avenue 

• Sawmill Parkway/Sawmill Drive (convert to Right-in/Right-out in site “Build” scenarios) 

• Sawmill Parkway/Seldom Seen Road 

• Seldom Seen Road/Bunker Lane 

• Seldom Seen Road/Liberty Road 

• Site Access to Sawmill Parkway (proposed full movement signalized intersection 
including future west leg) 

 
A schematic representation of existing study area conditions has been documented in Figure 2 
and described below in further detail.  
 
Sawmill Parkway is a four-lane, north/south Major Arterial roadway with a posted speed limit of 
45 miles per hour.  Seldom Seen Road is a Minor Collector roadway providing three lanes with a 
speed limit of 45 miles per hour in the vicinity of the Sawmill Parkway intersection. The speed limit 
on Seldom Seen Road transitions to 35 mph east of the CSX railroad tracks at the east edge of 
the site. Liberty Road is a two-lane, Minor Arterial roadway with a posted speed limit of 35 miles 
per hour. Seldom Seen Road intersects Liberty Road under stop control. Sawmill Parkway 
intersects Seldom Seen Road under traffic signal control. 
 
 
4.0    DATA COLLECTION 
 
Manual turning movement counts were previously conducted by EMH&T personnel at the following 
intersections on November 7th and 8th, 2012, from 7 AM to 9 AM and 4 PM to 6 PM:  
 

• Sawmill Parkway/Powell Road (SR 750) 

• Sawmill Parkway/Big Bear Avenue 

• Sawmill Parkway/Sawmill Drive  

• Sawmill Parkway/Seldom Seen Road 

• Seldom Seen Road/Bunker Lane 
 
All counts were conducted on weekdays to represent average conditions, including the Seldom 
Seen Road/Liberty Road intersection on November 13, 2012 from 7 AM to 6 PM. An additional 
count was performed there December 13, 2012 from 6 PM to 8 PM to gather added hours of 
data. Traffic count data used in this study are included for reference in Appendix A.  
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FIGURE 2: Existing Study Area Conditions 
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5.0    TRAFFIC VOLUME PROJECTIONS 
 
The impact of the Powell Grand development on the adjacent street network was determined by 
combining estimated site-generated trips with background traffic volumes and analyzing the 
street system under full build conditions. Traffic volumes were projected for the weekday morning 
and afternoon peak hour based on the development plan shown in Exhibit 1. Detailed traffic 
volume calculations have been included in Appendix B and are discussed in Section 5.1 below.  
 
The proposed Powell Grand development represents a substantial decrease in the traffic 
generating potential of this property. This site is currently zoned for high density retail 
development that would generate traffic five times what is currently being proposed for the site. 
Trip generation potential for the current zoning on this site was estimated using ITE’s Land Use 
Code 820 (Shopping Center) for a 400,000 S.F. retail center, resulting in 1,517 afternoon peak 
hour trip ends, which is illustrated in Table 1 below: 
 

TABLE 1: Existing Zoning Trip Generation Results 
Time Period Trip Type Entering Exiting Total 

ADT Total 8,361 8,361 16,722 

AM Peak Hour 

Primary 200 122 322 

Pass-By 31 31 62 

Total 231 153 384 

PM Peak Hour 

Primary 539 584 1,123 

Pass-By 197 197 394 

Total 736 781 1,517 

 
A background traffic growth rate was requested from the Mid-Ohio Regional Planning 
Commission (MORPC) and was submitted to the County Engineer for review and approval on 
January 10, 2013.  The recommended growth rates for the study area provided by MORPC are: 
 

• Sawmill Parkway- 3% 

• Powell Road- 2% 

• Seldom Seen Road- 2.5% 

• Liberty Road- 3% 
 
Opening day and design year, morning and afternoon peak hour traffic volumes were projected 
for a single build scenario that includes all proposed access with full development of the site. 
Opening Year for this study is 2016 and the Design Year is 2036. Traffic data was developed 
for the following scenarios: 
 

• 2016 Background (site “no-build” condition, includes ‘other development traffic’) 

• 2016 Full Build of Site with Proposed Access and warranted roadway improvements 

• 2036 Background (site “no-build” condition, includes ‘other development traffic’) 

• 2036 Full Build of Site with Proposed Access and warranted roadway improvements 
 
5.1    Site Traffic Volumes 
Morning and afternoon weekday peak hour site generated trip ends for the proposed 
development were forecast using trip generation rates for land use code #251(Senior Adult 
Housing, Detached) and #710 (Office) as published in Trip Generation, 9th Edition (Institute of 
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Transportation Engineers, 2012). Trip generation for the residential component was based on the 
‘detached’ senior housing rates since the exact mix of housing type that will be build it 
undetermined and the detached rate is more conservative than the attached senior living rate. 
Site generated trip ends were distributed to the adjacent street network according to patterns 
observed in the manual traffic count procedure and based on engineering judgment regarding 
likely origins and destinations of trips during peak hours.  
 
Site generated trips were added to background traffic to determine full build traffic volumes. All 
site traffic was viewed as primary trip ends so no pass-by traffic was calculated for these land 
uses. Table 2 below illustrates the expected trip generation for the Powell Grand site.  
Additionally, a planned daycare at the Sawmill Drive intersection with Sawmill Parkway was 
added as ‘other development’ traffic to the background condition. Detailed trip generation data 
for the site as well as other development (daycare and 5-acre office site) is included in Appendix 
B for reference. The proposed site is expected to generate 238 PM Peak trip ends while the 
current zoning for the site would permit high density retail that could generate up to 1,517 trip 
ends in the same PM Peak hour. 
 

TABLE 2: Expected Trip Generation – Powell Grand Site 
Square 

Feet ITE Time ITE Total Trips Trips

or Units Code Period Formula Trips Entering Exiting

Senior Adult Housing 308 251 ADT Ln(T)=0.89Ln(x)+2.06 1,288 644 644

(Detached) units AM Peak T=0.17(x)+29.95 82 29 53

(Use for Condo Communities) PM Peak Ln(T)=0.75Ln(x)+0.35 104 63 41

Office 50,000 710 ADT Ln(T)=0.76Ln(x)+3.68 776 388 388

sf AM Peak Ln(T)=0.80Ln(x)+1.57 110 97 13

PM Peak T=1.12(x)+78.45 134 23 111

  ADT 2,064 1,032 1,032

Total  AM Peak 192 126 66

PM Peak 238 86 152

Land Use

 
 
Trip distribution assumptions are based on the traffic count data, travel patterns in the study area 
and input from the Delaware County Engineers Office. The expected gateway distributions are 
listed below and included on the attached Figure 3: 
       

• From/to Sawmill Parkway north –  25% 

• From/to Sawmill Parkway south –  50%  

• From/to Seldom Seen Road west –  4%    

• From/to Liberty Road north –          4%    

• From/to Liberty Road south –          7% 

• From/to Powell Road east –            4%  

• From/to Powell Road west –           6%   
  
 
Proposed trip distribution and trip assignments were previously approved by the County Engineer 
under a prior traffic study and were re-approved on May 7, 2015, with the current Memorandum 
of Understanding.  Global trip distribution percentages are illustrated on Figure 3 and detailed 
trip assignments for site traffic are included in Appendix B for reference. 
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FIGURE 3: Global Trip Distribution 
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5.2    2016 No Build Traffic Volumes 
Opening day 2016 background traffic volumes were derived by expanding counted traffic 
volumes with the MORPC recommended annual growth rate applied to Sawmill Parkway (3%), 
Seldom Seen Road (2.5%), Liberty Road (3%) and Powell Road (2%).  Opening year 2016 peak 
hour traffic is illustrated on Figures 4 and 5. Detailed traffic volume assignments are provided for 
reference in Appendix B. 
 
 
5.3    2016 Build Traffic Volumes (Full Build of Site with Proposed Access) 
Traffic volumes developed per section 5.2 above were used as No Build Conditions and site 
generated trips for Powell Grand were added. Opening year 2016 Build peak hour traffic is 
illustrated on Figures 4 and 5 and detailed traffic volume assignments are included for reference 
in Appendix B.  
 
 
5.4    2036 No Build Traffic Volumes 
Design year 2036 background traffic volumes were derived by expanding counted traffic 
volumes with the MORPC recommended annual growth rate applied to Sawmill Parkway (3%), 
Seldom Seen Road (2.5%), Liberty Road (3%) and Powell Road (2%). Projected design year 
2036 peak hour traffic is illustrated on Figures 6 and 7. Detailed traffic volume assignments are 
provided in Appendix B. Comparing 2036 background volumes to 2016 background volumes 
indicates that MORPC estimates predict traffic volumes on Sawmill Parkway will grow by around 
75% irrespective of site development. Two-way volumes passing by the site during the afternoon 
peak hour are projected to increase by over 2000 vehicles per hour according to the MORPC 
model which reflects an extension of Sawmill Parkway northwest to US 42. 
 
 
5.5    2036 Build Traffic Volumes (Full Build of Site with Proposed Access) 
Site generated traffic was added to 2036 background traffic volumes to determine 2036 Build 
volumes. Projected design year 2036 peak hour traffic is illustrated on Figures 6 and 7. Detailed 
traffic volume assignments are provided for reference in Appendix B. 
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FIGURE 4: 2016 Traffic Volumes - AM Peak Hour 
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FIGURE 5: 2016 Traffic Volumes - PM Peak Hour 
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FIGURE 6: 2036 Traffic Volumes - AM Peak Hour 
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FIGURE 7: 2036 Traffic Volumes - PM Peak Hour 
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6.0    TRAFFIC ANALYSES 
 
Weekday morning and afternoon peak hour traffic for each scenario was used to analyze the 
existing/future street network and proposed access plan. Analyses and results are detailed in the 
following sections and include traffic signal warrants, turn lane warrants, turn lane length 
calculations and intersection capacity analyses. Delaware County Engineer personnel provided 
local and system timing for the Sawmill Parkway signal system which includes all the study area 
intersections in that system. Considering the priority on coordinating north/south through movement 
in the Sawmill Parkway corridor, approach delays were not necessarily balanced in the analyses. 
Results of those analyses are provided in the following sections. 
 
Opening Day conditions at the Sawmill Parkway/Powell Road intersection account for an Ohio 
Department of Transportation (ODOT) project to widen Powell Road to two through lanes in each 
direction, add right turn lanes on the southbound and eastbound approaches, and create dual left 
turn lanes on the northbound, southbound and eastbound approaches. This is a more significant 
improvement than discussed in the past and ODOT District 6 staff indicated the planned 
improvements are scheduled to be awarded for construction in mid-2015.  
 
6.1    Traffic Signal Warrants 
Traffic signal warrants were assessed using thresholds established by the Ohio Manual of Uniform 
Traffic Control Devices § 4C (Ohio Department of Transportation, 2012) (OMUTCD). At the 
Seldom Seen Road/Liberty Road intersection, fourteen hour count data was compared to volume 
criteria specified in Warrant 1 (Eight-Hour Warrant) as well as Warrant 2 (Four-Hour Warrant). 
The intersection satisfies warrant criteria for signalization regardless of site development in 2016.  
 
At the Site Drive 1/Sawmill Parkway intersection, volume projections for the intersection indicate 
a traffic signal is warranted by 2036 Build conditions as a two-lane, side street approach. 
However, the Site Drive 1 intersection will meet warrants in the 2016 Build condition if just the 
Drive 1 left turn volume is compared to the single lane approach criteria.  For that reason, the 
signal is expected to be warranted in the 2016 Build condition. At the Bunker Drive/Seldom Seen 
Road intersection, a traffic signal is not predicted to be warranted under future No Build or Build 
conditions, as estimated by the projected eighth-high hour volumes expected there. The signal 
warrant worksheets for each location are provided for reference in Appendix C.  Table 3 below 
illustrates the results of the warrant analyses. 

 
TABLE 3: Signal Warrant Analysis Results 

Intersection 
Warrant 1 
Eight-Hour 

Warrant 2 
Four-Hour 

Seldom Seen Road/Liberty Road 
(Background) 

YES (2016) YES (2016) 

Sawmill Pkwy/Drive 1 (Build) YES (2016) N/A 

Seldom Seen Rd/Bunker Dr (Build) NO (2036) NO (2036) 
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6.2    Turn Lane Warrants 
Left and right turn lane warrants were evaluated at Seldom Seen Road/Bunker pursuant to the 
requirements set forth in the Delaware County Traffic Impact Study Standards. An eastbound right 
turn lane is warranted on Seldom Seen Road at Bunker Lane and a northbound right turn lane is 
warranted on Sawmill Parkway at Drive 1 as site-related improvements in 2016. Turn lane 
warrant charts are provided for reference in Appendix D.  
 
 
6.3    Turn Lane Length Calculations 
Turn lane lengths were calculated for recommended turn lanes based on procedures outlined in 
the Location and Design Manual, Volume 1 (Ohio Department of Transportation, 2012). Results 
were used to size warranted turn lanes at the planned site driveways and at all needed turn 
lanes due to capacity. Turn lane length results are illustrated on Figure 8 and Figure 9.  Detailed 
lane-sizing calculations are provided in Appendix D. It should be noted that the existing 
northbound right turn lane at Sawmill Parkway/Sawmill Drive intersection is approximately 250 
feet (deceleration taper included) and the required length is 250 feet in year 2036 due to 
addition of site traffic. Therefore, it is not necessary to make improvements to this turn lane. 
 
 
6.4    Intersection Capacity Analyses 
Synchro v.8 was used to evaluate operational characteristics of study area intersections. The 
analytical focus of the study was on investigating intersection capacity at the locations listed 
above. Capacity analyses used Synchro software to identify any degradation of intersection 
operations due to the addition of site generated traffic. The County Engineer provided current 
timings and operational data for the Sawmill Parkway signal system. This data was used for our 
capacity analyses, and updated volumes and intersection geometry were used as needed to 
reflect the analysis scenarios described above.  
 
Levels of Service (LOS) are expressed in terms of letter grades with LOS A representing the 
highest quality traffic flow and minimal delay, and LOS F representing poor traffic operations 
and significant delay. Synchro analyses have been summarized for each intersection in Table 4 
and Table 5, including both morning and afternoon peak hours. The discussion below focuses on 
the PM Peak Hour results as that hour presents higher traffic volumes overall and controls the 
results.  Detailed capacity analysis reports for 2016 conditions are provided in Appendix E. 
Detailed capacity analysis reports for 2036 conditions are provided in Appendix F. 
 
 
6.4.1   Year 2016 No Build Conditions 
The signalized intersection of Sawmill Parkway/Powell Road will be improved by ODOT starting 
in 2015 and expected to be complete by 2016. Planned improvements there include dual left-
turn lanes northbound, southbound and eastbound, an additional eastbound and westbound 
through lane on Powell Road, and right turn lanes added on the eastbound and southbound 
approaches to the intersection.  These opening year 2016 improvements have been included as 
‘background’ conditions for 2016 analyses. With these improvements, the intersection is predicted 
to operate at LOS D or better. 
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The Sawmill Parkway/Big Bear Avenue signalized intersection is expected to operate at 
acceptable levels of service (LOS D or better). The Sawmill Drive intersection with Sawmill 
Parkway is currently stop-controlled with all movements permitted. The eastbound and westbound 
approaches operate at a LOS F during the PM peak hour. The Sawmill Parkway/Seldom Seen 
Road signalized intersection is expected to operate at overall LOS D, just past the LOS C 
threshold.  
 
The Seldom Seen Road/Bunker Lane/Moreland Drive intersection is expected to operate at 
acceptable levels of service (LOS C or better) in its existing configuration under side street stop 
control. The Seldom Seen Road/Liberty Road currently meets warrants for a traffic signal and a 
northbound left turn lane. With those improvements assumed in the No Build condition, the 
intersection is predicted to operate at acceptable level of service.  
 
 
6.4.2  2016 Build Conditions  
The Sawmill Parkway/Powell Road intersection under build conditions was analyzed with planned 
ODOT improvements, consistent with the background analysis discussed above. With these 
improvements, the build condition is also predicted to operate at overall acceptable LOS D for 
the intersection. Similarly, the signalized Sawmill Parkway/Big Bear Avenue intersection is 
expected to operate at acceptable levels similar to the background 2016 condition. 
 
The Sawmill Drive intersection with Sawmill Parkway will be converted to right-in/right-out 
operation and operate at LOS C under Build conditions. The Villages at Sawmill Parkway will 
construct the right-in/right-out improvements on the east side of Sawmill Parkway as part of the 
site construction. Site improvements will also connect to a new traffic signal at the Site Drive 1 
intersection with Sawmill Parkway, all in support of the County access management plan for this 
area. Timing of the right-in/right-out improvements and connection to the traffic signal on the west 
side of Sawmill Parkway is unknown as that side of the roadway is controlled by a different 
property owner. The Sawmill Parkway/Drive 1 intersection is predicted to operate at LOS A 
overall with a left turn only lane and a through/right lane to serve expected site traffic volumes. 
 
The Sawmill Parkway/Seldom Seen Road signalized intersection improves slightly to LOS C in the 
Build condition with existing lane assignments and signal phasing. 
 
The Seldom Seen Road/Bunker Lane/Moreland Drive intersection is expected to operate 
acceptably with side street left turn movements operating at LOS D or better. Seldom Seen Road 
at Liberty Road is expected to operate at LOS B under signal control and site “build” conditions.  
 
 
6.4.3   Year 2036 No Build Conditions 
The growth rates provided by MORPC produce more than a 75% increase in Sawmill Parkway 
traffic over 20 years. The resulting peak hour forecast of over 4,000 vehicles (total of both 
directions) on Sawmill Parkway is consistent with a daily, ADT volume of 40,000 to 45,000 
vehicles. These traffic levels strongly suggest that an added third through lane will be required in 
each direction on Sawmill Parkway, irrespective of site development. Delaware County Traffic 
Impact Study Standards state on page 5 “Improvements necessary to accommodate the non-site 
traffic in the design year at LOS C in non-urban areas or LOS D in urban areas shall be determined 
even though the developer may not be required to undertake these improvements”. Previous 
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submittals of this study determined additional lanes required to accommodate non-site traffic in 
the design year of 2036. County comments instructed us to remove those background 
improvements and perform a strict “no-build” versus “build” comparison on the existing roadway 
configuration plus committed improvements such as the ODOT project at Sawmill Parkway/Powell 
Road.     
 
Without further improvements, most Sawmill Parkway intersections in the study area are expected 
to operate at LOS F in the design year, irrespective of site development. This includes the Sawmill 
Parkway/Powell Road intersection which is expected to operate at LOS F in the design year even 
after accounting for the improvements to be built by ODOT starting in 2015. If the overall 
intersection is not at LOS F (Sawmill Parkway/Big Bear Avenue is at LOS C overall), individual 
movements or approaches are at LOS F in the Sawmill Parkway corridor.  
 
Seldom Seen Road intersections east of Sawmill Parkway were found to operate more 
acceptably in the design year background condition with the Bunker Lane/Moreland Drive 
intersection at LOS E or better and the Seldom Seen Road/Liberty Road intersection at LOS C 
with warranted turn lane and signal improvements discussed earlier in this report. Full reporting of 
“no-build” levels of service in the design year have been provided in Table 5. 
 
 
6.4.4   2036 Build Conditions  
 
In accordance with County comments, our “build” analysis returns intersection level of service to 
“no-build” levels or better. In the Sawmill Parkway corridor, that was achieved by 1) adding a 
westbound protected/permitted left turn phase at the Sawmill Parkway/Seldom Seen Road 
intersection and 2) adding an eastbound left turn lane on Big Bear Avenue at Sawmill Parkway 
by restriping existing pavement. The signalized Drive 1 intersection attained overall LOS D in the 
2036 design year but some movements operate poorly, again due to the lack of through lane 
capacity on Sawmill Parkway. The right-in/right-out operation at Sawmill Parkway/Sawmill Drive 
is predicted to operate significantly better than in its current condition as a full movement, 
unsignalized intersection.  
 
In the Seldom Seen Road corridor, the Bunker Lane/Moreland Drive intersection is predicted to 
operate acceptably overall but the sidestreet left turns are expected to operate poorly in the 
2036 design year under stop sign control. As discussed above, this intersection is not predicted to 
meet signal warrants by the 2036 design year but alternate access is available including the 
proposed signalized intersection of Sawmill Parkway/Drive 1. The Seldom Seen Road/Liberty 
Road intersection maintains the No Build level of service for the intersection, but like the no-build 
condition, would benefit from area-wide through lane capacity along Sawmill Parkway. Please 
refer to Table 5 for a detailed summary of results.   
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TABLE 4: 2016 AM/PM Peak Capacity Analysis Results 

Time Period Scenario E
B
L
T

E
B
T
H

E
B
R
T

A
P
P
R
O
A
C
H

W
B
L
T

W
B
T
H

W
B
R
T

A
P
P
R
O
A
C
H

N
B
L
T

N
B
T
H

N
B
R
T

A
P
P
R
O
A
C
H

S
B
L
T

S
B
T
H

S
B
R
T

A
P
P
R
O
A
C
H

T
O
T
A
L

No Build D/46.7/0.51 D/41.3/0.50 C/33.8/0.27 D/41.3 C/34.9/0.36 D/42.4/0.54 D/42.8/0.55 D/40.5 D/48.1/0.64 A/9.2/0.29 A/6.9/0.09 B/17.4 A/9.7/0.19 B/12.0/0.57 A/7.6/0.16 B/11.2 C/20.8

Build D/47.5/0.54 D/41.3/0.50 C/33.8/0.27 D/41.6 C/34.9/0.36 D/42.7/0.55 D/43.2/0.57 D/40.7 D/48.1/0.64 A/9.5/0.33 A/6.9/0.09 B/16.9 A/9.8/0.21 B/12.3/0.59 A/7.6/0.16 B/11.4 C/20.8

No Build E/63.7/0.84 D/49.6/0.62 D/35.8/0.24 D/54.5 D/39.8/0.62 E/66.8/0.82 E/72.1/0.84 E/59.4 E/58.1/0.75 D/40.7/0.90 B/14.5/0.16 D/41.3 E/64.8/0.81 C/26.1/0.53 B/13.2/0.12 C/34.5 D/44.4

Build E/74.4/0.91 D/49.2/0.62 D/35.6/0.24 E/59.4 D/41.7/0.65 E/66.6/0.81 E/71.9/0.84 E/60.0 E/58.1/0.75 D/39.4/0.90 B/14.1/0.16 D/40.2 E/78.2/0.90 C/26.5/0.58 B/13.4/0.13 D/37.4 D/45.6

No Build D/47.3 D/44.4/0.22 D/44.1 A/0.1/0.03 A/0.4/0.24 A/0.4/0.24 A/0.4 A/0.1/0.05 A/1.0/0.45 A/1.0/0.45 A/1.0 A/3.7

Build D/47.3 D/44.4/0.22 D/44.1 A/0.1/0.03 A/0.5/0.27 A/0.5/0.27 A/0.5 A/0.2/0.05 A/1.1/0.46 A/1.0/0.46 A/1.0 A/3.6

No Build E/56.9 D/54.0/0.36 D/53.1 A/2.8/0.12 A/6.3/0.64 A/6.4/0.65 A/6.3 A/4.4/0.09 A/0.8/0.39 A/0.7/0.39 A/0.8 A/7.2

Build E/56.9 D/54.0/0.36 D/53.1 A/2.9/0.13 A/6.7/0.66 A/6.8/0.67 A/6.6 A/5.0/0.10 A/0.9/0.42 A/0.9/0.42 A/0.9 A/7.3

No Build D/25.9/0.121 D/25.9/0.121D/25.9/0.121 D/25.9 F/89.5/0.625 B/10.6/0.04 B/10.6/0.04 F/65.4 B/11.8/0.031 N/A N/A 0.3 A/9.0/0.028 N/A N/A 0.2 N/A

Build N/A N/A B/14.2/0.027 B/14.2 N/A N/A B/10.8/0.041 B/10.8 N/A N/A N/A N/A N/A N/A N/A N/A N/A

No Build F/99.4/0.416 F/99.4/0.416 F/99.4/0.416 F/99.4 F/1710/3.656 C/18.1/0.102 C/18.1/0.102 F/1097 B/11.1/0.06 N/A N/A 0.2 C/15.3/0.058 N/A N/A 0.3 N/A

Build N/A N/A B/13.2/0.024 B/13.2 N/A N/A C/19.1/0.135 C/19.1 N/A N/A N/A N/A N/A N/A N/A N/A N/A

No Build

Build D/42.2 D/46.9/0.48 D/46.4 A/2.4/0.04 A/3.3/0.28 A/3.2/0.28 A/3.2 A/0.5/0.08 A/1.0 A/4.1

No Build

Build D/47.6 E/56.6/0.62 E/55.3 A/3.4/0.08 A/8.5/0.67 A/8.5/0.67 A/8.4 A/7.7/0.19 A/1.0 A/8.2

No Build D/36.5/0.11 D/47.6 D/35.5/0.59 D/35.3 B/10.3/0.09 A/8.7/0.34 A/8.8/0.34 A/8.8 A/9.5/0.13 B/10.2/0.54 B/10.2/0.54 B/10.2 B/15.7

Build D/36.1/0.1 D/48.3 D/37.6/0.65 D/36.8 B/10.7/0.09 A/9.4/0.36 A/9.5/0.37 A/9.5 A/9.9/0.17 B/10.7/0.55 B/10.7/0.55 B/10.6 B/16.5

No Build D/42.8/0.2 E/65.1 E/55.9/0.84 D/50.5 B/13.1/0.23 C/35.0/0.86 D/37.3/0.89 C/34.9 C/31.8/0.61 B/17.8/0.41 B/17.8/0.41 B/19.5 D/35.1

Build D/42.3/0.21 E/65.8 E/59.5/0.87 D/52.8 D/13.2/0.25 B/13.9/0.90 B/17.1/0.93 B/15.4 B/12.9/0.41 B/18.7/0.42 B/18.7/0.42 B/17.9 C/25.1

No Build A/7.6/0.008 N/A N/A 0.3 A/7.8/0.011 N/A N/A 0.6 B/12.8/0.063 A/9.7/0.026 A/9.7/0.026 B/11.6 B/12.5/0.018 A/9.7/0.021 A/9.7/0.021 B/10.7 N/A

Build A/7.6/0.008 N/A N/A 0.3 A/7.9/0.019 N/A N/A 0.9 B/14.0/0.121 A/9.9/0.034 A/9.9/0.034 B/12.7 B/13.3/0.019 A/9.8/0.021 A/9.8/0.021 B/11.0 N/A

No Build A/8.2/0.186 N/A N/A 0.5 A/8.1/0.031 N/A N/A 0.7 C/22.8/0.186 B/10.5/0.052 B/10.5/0.052 C/17.5 C/21.7/0.111 B/11.0/0.038B/11.0/0.038 C/16.7 N/A

Build A/8.2/0.023 N/A N/A 0.5 A/8.3/0.038 N/A N/A 0.8 D/29.7/0.383 B/10.8/0.071 B/10.8/0.071 C/23.2 C/23.6/0.122 B/11.1/0.038B/11.1/0.038 C/17.7 N/A

No Build C/28.4/0.12 N/A D/38.0/0.81 D/36.7 N/A A/10.0/0.28 A/4.6/0.23 N/A A/6.5 N/A A/6.1 B/11.7

Build C/28.3/0.12 N/A D/38.0/0.81 D/36.6 N/A B/10.5/0.30 A/4.7/0.23 N/A A/6.8 N/A A/6.2 B/12.0

No Build B/16.7/0.37 N/A C/20.4/0.72 B/19.1 N/A B/11.2/0.38 A/6.9/0.50 N/A A/8.1 N/A A/6.7 B/10.2

Build B/17.0/0.37 N/A C/21.0/0.73 B/19.6 N/A B/11.7/0.40 A/7.1/0.50 N/A A/8.4 N/A A/6.9 B/10.6

X/X/X = Overall LOS / Average Delay Per Vehicle/Volume to Capacity Ratio

N/A = Not Applicable, movement does not exist

D/50.6/0.76

E/71.9/0.83
E/72.8/0.83

D/35.1/0.24

D/35.0/0.27

D/43.0/0.51
D/43.7/0.56

A/6.2/0.43

N/A A/6.7/0.46

N/A A/6.9/0.46

D/47.3/0.52

D/47.3/0.52

E/56.9/0.59

E/56.9/0.59

D/43.7/0.17

AM Peak Hour

Sawmill Pkwy & Big Bear Ave

AM Peak Hour

PM Peak Hour

PM Peak Hour

N/A

D/43.7/0.17

D/51.7/0.25

D/51.7/0.25

D/49.9/0.76

PM Peak Hour

Sawmill Pkwy & Drive 1

AM Peak Hour

PM Peak Hour

Bunker Ln & Seldom Seen Rd

AM Peak Hour

Liberty Rd & Seldom Seen Rd

AM Peak Hour

PM Peak Hour

Sawmill Pkwy & Powell Rd

AM Peak Hour

PM Peak Hour

N/A A/6.1/0.43

Sawmill Pkwy & Sawmill Dr

AM Peak Hour

PM Peak Hour

Sawmill Pkwy & Seldom Seen Rd

D/42.4/0.02

D/48.4/0.02

D/42.2/0.09

D/47.8/0.12

A/1.0/0.44

A/0.8/0.39
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TABLE 5: 2036 AM/PM Peak Capacity Analysis Results 

Time Period Scenario E
B
L
T

E
B
T
H

E
B
R
T

A
P
P
R
O
A
C
H

W
B
L
T

W
B
T
H

W
B
R
T

A
P
P
R
O
A
C
H

N
B
L
T

N
B
T
H

N
B
R
T

A
P
P
R
O
A
C
H

S
B
L
T

S
B
T
H

S
B
R
T

A
P
P
R
O
A
C
H

T
O
T
A
L

No Build E/56.3/0.73 D/39.4/0.58 C/31.5/0.34 D/42.4 C/34.6/0.55 D/41.2/0.64 D/41.7/0.65 D/39.6 F/123.8/1.09 B/15.5/0.58 B/10.2/0.18 D/38.5 B/13.8/0.51 F/74.9/1.10 B/10.7/0.30 E/58.9 D/49.1

Build E/59.6/0.77 D/39.3/0.58 C/31.4/0.33 D/43.4 C/34.4/0.54 D/41.2/0.64 D/41.6/0.66 D/39.5 F/123.8/1.09 B/16.3/0.62 B/10.3/0.18 D/38.0 B/14.7/0.54 F/85.1/1.13 B/10.8/0.30 E/66.8 D/52.9

No Build F/307.0/1.53 E/79.5/0.96 D/35.2/0.34 F/180.2 F/211.0/1.32 F/199.7/1.27 F/208.5/1.29 F/206.4 F/120.1/1.08 F/250.7/1.48 B/15.2/0.28 F/213.1 F/333.2/1.59 D/46.8/0.96 B/15.6/0.23 F/114.1 F/177.4

Build F/312.9/1.55 E/79.5/0.96 D/36.1/0.35 F/183.5 F/211.0/1.32 F/202.4/1.28 F/211.2/1.29 F/208.2 F/149.5/1.16 F/263.1/1.51 B/15.2/0.28 F/227.5 F/340.8/1.61 D/52.7/0.99 B/15.2/0.24 F/117.7 F/184.7

No Build D/47.3 D/44.4/0.22 D/44.1 A/1.2/0.11 A/1.0/0.43 A/0.9/0.44 A/0.9 A/0.7/0.14 A/4.6/0.80 A/4.5/0.80 A/4.5 A/4.9

Build D/47.3 D/44.4/0.22 D/44.1 A/1.2/0.12 A/1.1/0.46 A/1.0/0.46 A/1.1 A/0.8/0.15 A/5.0/0.81 A/4.9/0.81 A/4.9 A/5.1

No Build F/93.7 E/57.5/0.43 E/56.6 A/9.5/0.45 F/72.4/1.12 F/79.0/1.14 E/73.8 F/85.8/0.58 A/2.5/0.68 A/2.5/0.69 A/3.9 D/48.6

Build F/93.7 E/57.5/0.43 E/56.6 B/11.3/0.49 F/79.8/1.14 F/86.5/1.15 F/81.2 F/85.8/0.58 A/2.9/0.71 A/2.9/0.72 A/4.2 D/52.6

No Build D/25.1/0.06 D/25.1/0.06 D/25.1/0.06 D/25.1 B/13.4/0.05 B/13.4/0.05 B/13.4/0.05 B/13.4 A/0 0 A/0 0

Build D/25.7/0.6 D/25.7 B/13.5/0.03 B/13.5 A/0 0 A/0 0

No Build C/21.0/0.05 C/21.0/0.05 C/21.0/0.05 C/21.0 F/58.1/0.36 F/58.1/0.36 F/58.1/0.36 F/58.1 A/0 0 A/0 0

Build C/21.4/0.05 C/21.4 F/77.9/0.55 F/77.9 A/0 0 A/0 0

No Build D/44.4/0.02 D/44.4/0.1 D/44.4/0.1 D/44.4 D/48.1/0.41 D/44.3/0.09 D/44.3/0.09 D/47.6 A/0.8/0.08 A/0.9/0.43 A/1.0/0.43 A/1.0 A/0.3/0.07 A/3.9/0.76 A/3.9/0.76 A/3.8 A/3.8

Build D/42.4/0.02 D/42.1 D/47.0/0.49 D/46.3 A/3.3/0.08 A/4.6/0.47 A/4.6/0.47 A/4.6 A/2.2/0.16 A/4.5 A/5.8

No Build D/50.5/0.03 D/49.6/0.07 D/49.6/0.07 D/49.9 E/56.3/0.56 D/50.0/0.13 D/50.0/0.13 E/55.3 A/4.2/0.16 F/83.9/1.14 F/85.0/1.14 F/83.5 E/65.8/0.38 A/2.6/0.68 A/2.6/0.68 A/3.3 D/53.6

Build D/50.9/0.03 D/49.7 F/107.1/0.95 F/98.6 A/1.5/0.16 F/83.1/1.18 A/0.1/0.05 F/80.8 F/93.9/0.67 A/4.5 D/54.0

No Build C/34.6/0.17 F/108.1 F/159.9/1.20 F/121.9 C/24.7/0.38 B/14.2/0.63 B/14.3/0.63 B/14.7 B/12.5/0.35 D/41.7/0.99 F/44.8/1.00 D/41.5 D/46.8

Build D/35.6/0.19 F/145.1 F/239.1/1.39 F/177.0 C/24.1/0.36 B/13.1/0.64 B/13.4/0.64 B/13.7 B/11.9/0.39 C/33.8/0.96 D/36.2/0.98 C/33.5 D/51.5

No Build D/52.5/0.61 F/211.4 F/373.5/1.70 F/252.0 C/22.1/0.64 F/220.5/1.48 F/257.0/1.56 F/227.3 F/231.3/1.35 C/26.9/0.74 C/26.8/0.74 D/52.3 F/181.2

Build E/55.5/0.68 F122.1 F/662.2/2.34 F/426.0 C/23.6/0.65 F/230.7/1.50 F/269.1/1.59 F/237.9 F/251.4/1.4 C/27.3/0.74 C/27.2/0.75 E/56.3 F/205.3

No Build A/7.9/0.008 0.2 A/8.1/0.013 0.4 C/16.7/0.09 B/10.7/0.03 B/10.7/0.03 B/14.3 C/16.1/0.03 B/10.7/0.03 B/10.7/0.03 B/12.6

Build A/7.9/0.008 0.2 A/8.3/0.02 0.6 C/19.0/0.18 B/10.9/0.04 B/10.9/0.04 C/16.4 C/17.2/0.03 B/10.9/0.03 B/10.9/0.03 B/13.1

No Build A/8.9/0.03 0.4 A/8.8/0.04 0.5 F/52.1/0.38 B/12.5/0.08 B/12.5/0.08 D/33.8 E/45.2/0.23 B/13.5/0.05 B/13.5/0.05 D/30.4

Build A/8.9/0.03 0.4 A/9.0/0.04 0.6 F/106/0.79 B/12.9/0.10 B/12.9/0.10 F/71.9 F/51.3/0.26 B/13.7/0.05 B/13.7/0.05 D/33.7

No Build C/31.5/0.16 N/A F/113.6/1.08 F/102.2 N/A F/109.6/1.07 A/7.2/0.42 N/A D/43.2 N/A B/14.2 D/40.1

Build C/31.6/0.16 N/A F/120.5/1.10 F/107.8 N/A F/125.8/1.12 A/7.2/0.42 N/A D/49.7 N/A B/14.4 D/43.8

No Build C/34.8/0.57 N/A F/131.2/1.14 F/96.4 N/A F/88.3/1.03 B/12.2/0.74 N/A C/33.7 N/A B/10.6 D/40.2

Build D/37.3/0.63 N/A F/173.9/1.25 F/124.6 N/A F/83.6/1.02 B/11.3/0.73 N/A C/32.0 N/A A/9.9 D/45.8

X/X/X = Overall LOS / Average Delay Per Vehicle/Volume to Capacity Ratio

N/A = Not Applicable, movement does not exist

D/43.7/0.17

D/50.2/0.2

N/A A/9.9/0.67

AM Peak Hour

AM Peak Hour

A/4.7/0.79

A/2.8/0.69

F/141.9/1.12
F/259.1/1.40

F/100.2/1.01

D/39.3/0.48

Sawmill Pkwy & Powell Rd

AM Peak Hour

Sawmill Pkwy & Big Bear Ave

AM Peak Hour

Sawmill Pkwy & Seldom Seen Rd

E/55.3/0.33

E/55.3/0.33

D/49.1/0.07

D/43.7/0.17

AM Peak Hour

D/47.3/0.52

D/47.3/0.52

F/93.7/0.83

F/93.7/0.83

Sawmill Pkwy & Sawmill Dr

AM Peak Hour

B/14.2/0.78

N/A B/14.4/0.78

N/A B/10.6/0.67

Liberty Rd & Seldom Seen Rd

AM Peak Hour

D/42.2/0.1

F/122.9/1.07

F/166.4/1.19

D/36.8/0.39

Bunker Ln & Seldom Seen Rd

Sawmill Pkwy & Drive 1

F/81.5/0.94

PM Peak Hour

PM Peak Hour

PM Peak Hour

PM Peak Hour

PM Peak Hour

PM Peak Hour

PM Peak Hour

D/42.0/0.07

N/A
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7.0    CONCLUSION AND RECOMMENDATIONS 
The current Powell Grand land use plan is a much lower traffic generator than potential retail 
development that could be developed under existing zoning. The impact of the current land use 
plan does cause the need for some off-site improvements that are limited to planned site 
driveways immediately adjacent to the site. This plan is also an improvement over previous 
residential uses proposed for this site due to the smaller number of units and the focus on senior 
living patrons.  
 
The Powell Grand development is predicted to generate 86 inbound trips and 152 outbound 
trips in the afternoon peak hour. These vehicle trips are distributed among three access points and 
four directions of travel on two public roadways providing access to the site. Because the site 
access and surrounding road system provides a high degree of flexibility for accessing the site, 
the impact to any one movement or intersection is attenuated. In general, the number of site 
generated trips added to most intersection movements such as a left turns, through or right turns 
throughout the study area ranges from the single digits to 76 vehicles in the peak hour. This is just 
over one vehicle per minute and significantly less than that at many locations.   
 
Some intersections in the study area are already challenged with high traffic volumes, and the 
Mid-Ohio Regional Planning Commission forecasts high rates of traffic growth through 2036. The 
3% compound annual growth rate provided by MORPC for Sawmill Parkway predicts an 
increase in traffic volumes exceeding 75% during the next 20 years, irrespective of site 
development. Sawmill Parkway traffic is estimated to exceed 40,000 vehicles per day by the 
design year implying a general demand for an additional through lane in each direction. This 
finding is unrelated to site development and is supported by our capacity analysis of background 
conditions where we found a need for a third northbound through lane at Powell Road and at 
Seldom Seen Road by 2036.  
 
Site related impacts to be mitigated in conjunction with site development were determined for 
opening day conditions and illustrated in Figure 8. A graphical summary of the 2036 conditions 
we analyzed are illustrated in Figure 9.  
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7.1 Site Mitigation Improvements    
 
Development of the Powell Grand site requires modification of the existing road system by the 
developer, as follows: 
 

1. Signalize the proposed Drive 1 access to Sawmill Parkway and provide a minimum three 
lane east leg on the Powell Grand site consisting of separate left and right turn lanes 
outbound and one inbound lane. Installation of the traffic signal will require a 
maintenance agreement between the County and the developer. Outbound turn lanes 
should provide a minimum of 100 feet of storage and should be aligned so the right turn 
lane can be converted to a through-right lane in the future. 

2. The northbound right turn lane on Sawmill Parkway at Site Drive 1 should be 175 feet to 
meet storage and deceleration requirements. “No Block” conditions caused by through 
lane traffic would require a longer lane but Park Woods Lane limits the length of the 
northbound right turn lane for Site Drive 1 to approximately 300 feet. 

3. Open the median at the Drive 1 access point and provide a southbound left turn lane into 
Powell Grand and a northbound left turn lane that will be used to accommodate 
northbound U-Turns at the signal. Future improvements by others will establish an access on 
the west side of Sawmill Parkway that will also use the northbound left turn lane. The 
southbound left turn lane should be 225 feet long (including a 50 foot long drop taper) 
and the northbound left turn lane should be 175 feet based on storage and deceleration 
requirements. However, to help address “No Block” conditions caused by through lane 
traffic, these two turn lanes should be extended to the extent that space is available 
between Sawmill Drive and Park Woods Lane. With only two through lanes on Sawmill 
Parkway, the no block calculations yield a length of 1550’ for southbound through traffic 
and 1850’ for northbound through traffic which is not possible to provide. 

4. Modify Sawmill Drive east of Sawmill Parkway to permit only right turn movements to and 
from Sawmill Parkway when Drive 1 signalization is completed. Remove the southbound 
left turn lane and enlarge the existing curbed median to replace the current left turn lane 
area there.  

5. Retain Seldom Seen Road at Bunker Lane/Moreland Drive as a two-way, stop-controlled 
intersection since future traffic projections are not expected to reach warrant levels in 20 
years. Add an eastbound right turn lane on Seldom Seen Road, 175 feet in length 
including storage and deceleration.  

6. Addition of site traffic at study-area intersections was not found to lengthen existing turn 
lanes based on ODOT lane sizing calculations except at the Sawmill Parkway/Seldom 
Seen Road intersection. Turn lane lengths are shown for both “background” and “site” 
conditions on Figures 8 and 9. The comparison of the turn lane lengths shown indicates the 
only incremental difference due to site development is an added 25 feet for the 
southbound and westbound left turn movements at the Seldom Seen intersection.  

 
A graphical summary of improvements has been provided as Figure 8 and Figure 9. All 
necessary public roadway improvements associated with the development, including any off-site 
improvements, shall be constructed with the first phase of construction except as agreed upon by 
the Delaware County Engineer. 
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7.2 No Build (Non-Site) Improvements 
 

The following are improvements related to No Build conditions that should be considered 
regardless of the proposed site or potential roadway network modifications and should not be 
considered the responsibility of the developer: 
 
 

1. Install a traffic signal and northbound left turn lane at the Liberty Road/Seldom Seen 
Road intersection. This intersection meets a signal warrant now and experiences poor level 
of service in the eastbound left turn movement. The northbound left turn lane is warranted 
now and should be part of the signalization project. A southbound right turn lane is also 
warranted at this time as a background improvement but is not needed for capacity even 
in the design year with signalization. A roundabout could also be considered as an 
alternative improvement.  

2. While not a part of this traffic study effort, previous concerns voiced by local residents 
accessing Sawmill Parkway via Parkwood Lane just south of Powell Grand suggest a 
northbound right turn lane should be constructed on Sawmill Parkway at Parkwood Lane. 

3. Delaware County should coordinate with ODOT and MORPC to ensure that the MORPC 
projections of future traffic growth reflected in this study are carried forward and that 
public agencies partner to consider additional network-wide improvements to support 
anticipated background traffic growth.  

4. Long range growth in the Sawmill Parkway corridor, as forecast by MORPC, will produce 
an 80% increase in traffic volumes by 2036. The resultant north/south volumes are 
consistent with three lanes in each direction. Local agencies should begin planning for those 
improvements, particularly as Sawmill Parkway is extended north to US 42 as intended.   

 
 
Though not committed improvements at this time, projected future conditions to address the 2036 
traffic forecast have been illustrated on Figure 9.  
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FIGURE 8: 2016 Recommended Improvements 
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FIGURE 9: 2036 Expected Future Conditions 
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