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Circleville Planning Commission
c/o James A. Stanley

Director of Public Service

City Hall

127 South Court Street
Circleville, Ohio 43113-1611

Dear Commission Members:

The Circleville East Land Use Plan is a guide to the ultimate development of the area
annexed to the City of Circleville in August, 1993. The Plan is based on the input of
property owners within the area, as well as analysis of the key factors which will impact
future development.

Circleville East can become the premier new housing environment within the City. 1 would
submit that the development approach as outlined in this study maximizes the opportunities
presented by the area and its unique environmental character. This approach, however,
depends upon the cooperation between private parties, as well as the public sector In
essence, the community - working together - has "one clear shot" to "do it right". The
results will be around for a long time.

Respectfully submitted,
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LAND USE PLAN

1. INTRODUCTION AND PURPOSE

In August, 1993, the City of Circleville approved the annexation of over 700 acres of
land in Circleville and Washington Townships. This was one of the largest singular
annexations in the City's history, and represents one of the two principal areas for
future residential growth within the City - the other being the Walnut Creek Pike /
Dunkel Road area to the north.

This newly annexed land comprises approximately 60% of the land within a triangle
formed by U.S. 22, S.R. 56 and Bolender-Pontius Road. Since the evaluation of land
use and development issues for the annexed land is interconnected with what occurs in
the larger area, we will consider this larger area - referenced as CIRCLEVILLE EAST- as
the project area for this plan.

The development of Circleville East represents a unique opportunity for the City. Most
of the area 1s held in large tracts by persons or entities that desire to develop the land in
a comprehensive - as opposed to piecemeal - manner. While much of the land around
the City is relatively flat and devoid of natural features, the rolling topography and
woodlots that characterize Circleville East help to define a favorable - and marketable -
residential image. One of the primary focal points of Circleville East is the Pickaway
Country Club; usually, the proximity of such a facility significantly increases the
development potential of adjacent and surrounding tracts.

The purpose of this report is to develop a "common vision" for the
future development of Circleville East, with a specific focus on the
newly annexed area. Although this study can be regarded as a land use plan in the
traditional sense, its emphasis is the formulation of actual development policies and
strategies that can improve the overall caliber of development - and future quality of life
- in Circleville East.



2. PROJECT AREA DESCRIPTION
2.1. NATURAL FEATURES

The Circleville East project area, comprising nearly 1,200 acres, consists of
portions of the "urban fringe" of the City, along with lower density development
typically associated with rural areas on the periphery of small cities. Open fields
and areas of mixed hardwoods are the dominant natural landforms. Areas directly
adjacent to streams are generally characterized by flood plains and/or wet areas.
"Second growth" woods are common along these stream corridors. Historically,
the area was dominated by large farms; this is the primary reason that much of the
property is still held in relatively large tracts.

The area can be divided into norther, central and southern portions by Stoutsville
Pike and the old Penn-Central Railroad (now an abandoned right-of-way). The
central portion - containing the Pickaway Country Club - comprises about thirty
percent of the land area of Circleville East, but about sixty percent of the area
recently annexed to the City of Circleville.

Hominy and Hargus Creeks converge in the western portion of Circleville East,
just south of the Pickaway County Fairgrounds. Bolender-Pontius Road forms
the eastern boundary of the project area, and generally follows the upland areas
that drain into these streams. It is important to note, however, that there are
actually portions of four (4) distinct watersheds that comprise Circleville East:

e Hominy Creek generally follows the southern boundary of the project area,
along S.R. 56 and Old Tarlton Pike. The abandoned Penn Central right-of-
way approximates the northern edge of the Hominy Creek watershed.
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® Hargus Creek flows in a generally southwesterly direction from its
headwaters at A.W. Marion State Park. This main stem of the stream crosses
U.S. 22 and Stoutsville Pike just east of the Brookhill Subdivision. Most of
Circleville East north of the Penn Central ROW eventually drains into Hargus
Creek.

e A tributary of Hargus Creek sometimes referenced as the " Country Club
Lateral" is the primary watershed in the central portion of the project area.
This stream flows in a generally east-west direction, from Bolender-Pontius
Road approximately 800 feet north of Stoutsville Pike, to its confluence with
Hargus Creek, west of the Pickaway Country Club.

e A small intermittent stream defines a fourth watershed, located between the
Country Club Lateral and Hargus Creek. This small stream flows through the
entrance to the Circleville Bible College, and joins Hargus Creek just west of
Stoutsville Pike.

The land surface of the area is gently rolling and glaciated. The land slopes
generally from east to west, defining the four watersheds. Elevations range from
780 feet above MSL (mean sea level), at particular locations along Bolender-
Pontius Road, to approximately 685 feet near the confluence of Hargus and
Hominy Creeks. Most slopes range from 0 to 6 percent, but - in certain isolated
spots - slopes as great as fifteen percent (15%) can be found



2.2 EXISTING LAND USE

Scattered large lot rural suburban-type homesites, a golf course and open fields
form the dominant image of current land use in Circleville East. The 700 acres
that comprise the newly annexed area within Circleville East is essentially
undeveloped, except for the Pickaway Country Club.

The Pickaway Country Club is the largest singular established land use within
Circleville East. The 18 hole course, along with clubhouse, tennis courts and
related facilities, comprises 150 acres - over 20% of the newly annexed area and
12% of the total acreage in Circleville East. The Country Club was established in
1926, and has undergone significant expansion since that time. In the early
1970's, the course was expanded from nine holes to its present configuration,
and the new clubhouse was constructed in 1990. The facility is well utilized.
Approximately 25% of the current membership is from outside the immediate
area, suggesting there is ample opportunity for future membership growth.

Most of the rural non-farm development within Circleville East is centered on
Bolender-Pontius Road, which defines the eastern boundary of Circleville East.
Although most of the road frontage is undeveloped, there are approximately
thirty-five large lot rural homesites along the two-mile stretch of the road from
Old Tarlton Pike to U.S. 22. Most of these residences were constructed in the
1960's and 1970's. These homesites were not part of the 1993 annexation by the
City of Circleville.

Residential developmeni along Bolender-Pontius Road south of Stoutsville Pike
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Stoutsville Pike was one
of the earliest "farm-to-
market" roads in Picka-
way County. Today, the
roadway carries heavy
volumes of vehicular
traffic. Except for the
Pickaway Country Club
and several older farm
homes, the Stoutsville
Pike corridor between the
City's former eastern
boundary and Bolender-
Pontius Road is relatively
undeveloped. An electric
substation (not part of the
City's annexation) is
located north of Stouts-
ville Pike at the Bolender-
Pontius Road intersection.
In the 1960's, eleven
residential lots were
created along the south
side of the highway near
the Country Club, but
these lots were never
developed.

b

Stoutsville Pike from Hargus Creek, looking east

Several notable land uses located just outside the project area will tend to
influence future development potential within Circleville East:

e Circleville Bible College, located on the north side of U.S. 22, has expressed
a desire to be annexed into the City of Circleville.

e Martha Hitler Park is located east of Bolender-Pontius Road near the Penn
Central ROW. The land for the park was donated to Washington Township
in the 1980's. The park is not extensively utilized, and area residents report
that lack of control of the facility has led to illicit use.

e Brookhill Subdivision, containing eighteen (18) lots, is located north of
Stoutsville Pike near Hargus Creek. This subdivision, located outside the
City, was constructed in 1971. Homes vary considerably in value, but typical
sales are in the $80,000-$100,000 range.

o The area around the intersection of Stoutsville Pike and U.S. 22 is an
intensely developed commercial and mixed use suburban-type activity center.
A community-based 50,000 S.F.+ shopping center - anchored by a
supermarket - is the dominant commercial prescence at the intersection.



2.3. DEVELOPMENTAL CONSTRAINTS

Developmental constraints are physical characteristics inherent to the land,
that limit its use for certain types of development. Examples include flood plains,
wetlands and areas of severe slope or erosion potential.

The Soils Survey of Pickaway County, developed by the Soil Conservation
Service (SCS) in coooperation with the Ohio Department of Natural Resources
(ODNR) is used as the basis for identification of these areas.

® Flood Plains

Flood plains are those lands adjacent to watercourses which are subject to
periodic inundation The common term used in the regulation of flood
plain areas is the /00-year flood, meaning the area that would be
inundated by the storm event having a one percent (1%) chance of
occurring in any given year. The flood plain so defined is divided into
the floodway (the channel of the stream and those adjacent lands required
to discharge the floodwaters), and the floodway fringe (areas outside the
floodway, but still subject to inundation.)

A Flood Hazard Analyses Report was prepared for Hargus and Hominy
Creeks by SCS, in 1975. This report used base flood elevations and
USGS topographic data to delineate the areal extent of the floodway and
floodway fringe. The use of elevations is the most reliable and accepted
method for determining flood hazard areas for regulatory purposes, since
it also reveals to what point a particular area would have to be elevated so
as to be outside that flood plain. An alternative method for determining
the general extent of the flood plain is by using soils maps. The Soils
Conservation Service has identified particular soil types that are alluvial;
they were deposited by past flood events; areas occupied by those soil
types are, therefore, subject to flooding.

Comoparison of the two methods shows that they are generally consistent,
although, areas having flood plain soils are typically larger than those
areas delineated by elevation. The reason is that the soils method cannot
take into account the actual hydrology of the area. It is precisely for this
reason that the soils method is recommended for planning purposes,
since it reveals the maximum extent of lands subject to flood plain
requirements. Inherent in this approach is the understanding that during
the actual development process, the area subject to flood plain regulations
is likely to be reduced in size.

Soils existing in the project area considered as subject to flooding are as
follows:

Genessee Silt Loam Gn)
Ross Loam (Rs)

Stonelick Sandy Loam (St)
Algiers Siit Loam (Ag)



e Severe Wetness

These areas are subject to wetness, not necessarily as a result of periodic
inundation, as much as from the physical characteristics of the soils
themselves. These soils may have a high water table and/or low
permeability and are sometimes subject to ponding. In many cases, these
soils are considered to be hydric soils - one of the accepted criteria for
defining "wetlands”. These soils are usually found in lower elevations.
In Circleville East, they are located adjacent to the two secondary Hargus
Creek tributaries. Soils in the project area characterized by severe
wetness are as follows:

Crosby Silt Loam (CrA, CrB)
Kokomo Silty Clay Loam (Ko)
Patton Silty Clay Loam (Pa)
Sleeth Silt Loam (S])

Westland Silty Clay Loam (Ws)

e Slope / Erosion Potential

Several areas within the project area have slopes exceeding 12% (i.e.,
more than twelve feet vertical elevation difference for every 100 feet
horizontal distance). Development on such slopes is certainly possible;
nonetheless - in many cases - the corrective actions taken at the time of
development do not adequately address future issues related to erosion,
snow and ice removal, and general access.



2.4. UTILITIES

Urban and suburban growth is driven by access to public utilities, particularly
water and wastewater. Without these facilities, the scale and intensity of growth
is severely limited. In many cases it is simply not feasible to develop land until
water and sewer are provided. Access to these services therefore becomes the
primary "bargaining chip" that most communities have to encourage annexation.

There are, of course, substantial public costs involved with providing these
facilities. Virtually all communities - either formally or informally - balance the
current and future costs of providing utilities with the present and future benefits
of the growth and development that such services will make possible. Calculating
this cost-benefit relationship is often complicated by the fact that the lowest short-
term cost for utility extension frequently results in the highest long-term cost,
especially when future maintenance costs are factored in.

2.4.1.

Water

Circleville East lies at the western edge of the service area of the Earnhart
Hill Water District - a rural water system serving portions of eastern
Pickaway County. The extension of City of Circleville water into the
area provides more reliable supply and distribution facilities.

A 12" water main presently extends east along Stoutsville Pike to
Pickaway Country Club. According to the Circleville Water System
Master Plan Study (Burgess & Niple, Ltd.: July, 1989), ultimate plans call for
extension of this main to Bolender-Pontius Road and further extensions
north and south, to create a "looped" system on the east side of the City.
Such extensions would assure adequate pressures in that part of the City,
and would define Bolender-Pontius Road as the established boundary
between the Circleville and Earnhart Hill systems. The above-referenced
study also recommends the construction of new elevated storage facilities
on Pontius Road, north of the project area. The completion of the
recommended improvements would accomodate growth on the east side
of Circleville for many years to come.

2.4.2. Public Wastewater

Gravity sewers are usually regarded as the most cost-effective method of
providing service, especially when long-term costs are factored in. An
area can usually be served by a gravity system when the pattern of
development follows stream watersheds, as opposed to crossing such
watersheds.

Generally, the sanitary sewerage system of the City of Circleville follows
Hargus Creek to the Scioto River. A report entitled Sanitary Sewerage
System: Circleville, Ohio (Floyd G. Browne and Associates, 1973) was
submitted as the City's initial EPA '201" Facilities Plan. This report
anticipated growth of the City to the east,and called for the extension of
gravity sewers along Hargus and Hominy Creeks, sized so as to provide
for this growth. This plan was also designed to provide wastewater



CIRCLEVILLE EAST LAND USE PLAN
Proposed Gravity Sewer System (1973)
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service (by gravity) to locations within the Circleville East. A key
component of this plan, however, was the upgrading and replacement of
existing sewers "downstream", along Hargus Creek, through the older -
portion of Circleville. These proposed improvements were not
completed. As a result, the provision of gravity sewers to the newly
annexed area entails not only the cost of sewers along Hominy and
Hargus Creeks (and their tributaries) but also substantial improvements
to the entire system.

As the potential for development within Circleville East was realized in
the 1980's, it became necessary to provide sewer service to the area by
the most immediate and least expensive means possible. In 1992, a 10"
force main was constructed eastward, basically following the old Penn
Central ROW, to a point along the south boundary of the Pickaway
Country Club. Sewer service to the Country Club is provoded via this
force main. There are presently plans to extend this force main eastward
and northward (along the Country Club's east boundary) to provide
service to other areas of Circleville East. The cost of this extension will
be paid primarily by property owners in the area.



2.5. ROAD NETWORK

The project area is framed by U.S. 22 and S.R. 56, which intersect just west of
the Pickaway County Fairgrounds. Since these roads diverge from this point,
their ability to serve property within Circleville East diminishes as one travels
away from the City. Stoutsville Pike and Bolender-Pontius Road are the main
routes that provide direct access to property in the annexed area. The likelihood of
new north-south routes through Circleville East is limited.

Average Daily Traffic - or ADT - is the standard factor used to define compare the
volumes of traffic along streets and roads. ADT is defined as the total number of
vehicles going both directions, that passes over a given point in the road during a
24 hour period. Because traffic varies from day-to-day, ADT is calculated by
adjusting actual traffic counts with factors to arrive at a "standardized" figure
suitable for comparison purposes.

U.S. 22, at its intersection with S.R. 56 west of the Pickaway County
Fairgrounds, displayed an ADT of 14,410 in 1990 (By way of comparison, an
ADT of 12,520 was recorded for U.S. 22 at Court Street during the same period.
As one travels away from the City, the ADT drops dramatically, to 4,360 at
Bolender-Pontius Road. A similar pattern is displayed on S.R. 56. Average
Daily Traffic declines from 9,120 at the U.S. 22 intersection, to 4,550 at Old
Tarlton Road, near the southern terminus of Bolender-Pontius Road. Both of
these counts were taken in 1990.

Stoutsville Pike is the sole road providing direct east-west access through the
project area. Moreover, the importance of Stoutsville Pike is increasing. A traffic
count performed on Stoutsville Pike just west of Bolender-Pontius Road, by the
Pickaway County Engineer's Office in April, 1993, showed an ADT of over
5,600 vehicles. This was higher than the ADT of U.S. 22 at a similar point.

Bolender-Pontius Road is a narrow (approximately 18' wide) two-lane
Township road that winds it way between U.S. 22 and Old Tarlton Road. In
September, 1992, an ADT of 1,430 vehicles was recorded just north of
Stoutsville Pike. Bolender-Pontius Road - despite the limitations of its existing
grade, alignment and surface - will likely remain the primary north-south running
road through the entire project area in the forseeable future. Since the stream
corridors in Circleville East flow in a general east-to-west direction, the
construction of any new north-south running road requires multiple stream
crossings. This problem is partcularly apparent along S.R. 56, where Hominy
Creek closely follows the north side of the highway.

11
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CIRCLEVILLE EAST LAND USE PLAN
Road Network Traffic Volumes (ADT)
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2.6. DEVELOPMENT PATTERNS AND TRENDS

The potential for residential growth has been the driving force behind
development proposals in most of Circleville East, and virtually all of the newly
annexed area. The market for nonresidential development is focused on tracts
along S.R. 56 and U.S. 22 - particularly close to the Stoutsville Pike/U.S. 22
intersection. Most of the commercial and office growth that has occurred has
been based on speculation, as opposed to actual market demand. Moreover, new
commercial or industrial demand for property will not be firmly established until
significant residential development in the area occurs. In the interim, nonresi-
dential development proposals, especially in the newly annexed area, should be
discouraged. Development efforts should "follow the market" and focus on
residential growth opportunities.

New residential development of land within Circleville East has been considered
for at least the last twenty years. The potential for such growth was the catalyst
behind the desire for City utilities, and the 1993 annexation.

2.6.1. Residential Growth Phases

Typically, residential growth in outlying areas such as Circleville East
follows a somewhat predictable timeline:

Phase One - "Lot Split" Development

The conversion of farmland to housing may be prompted by many factors - the
retirement of farmers and inability to "pass the farm along", chronically low
commodity prices, and/or an increasing disparity between the value of land as
agricultural vs. residential use. The initial conversion to housing lots usually occurs
through minor subdivision - or "lot split" - procedures. The process is relatively
simple and inexpensive, but the number of lots that can be created is limited and
valuable road frontage is consumed. Lots must be large enough (commonly over one
acre in size) to accomodate on-site sswage disposal systems.
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Typical early Phase One "lot split" development
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The primary market for the created lots is likely to be the potential homeowner
desiring a "rural lifestyle”. Deed restrictions and/or covenants are rare, since they are
usually perceived to limit marketability. Since up-front development costs are low,
this method is extensively utilized by land owners and/or realtors with limited
development experience.

In the later stages of this phase, actual platting of relatively simple subdivisions may
occur. What separates this Phase One activity from subsequent Phase Two
development is a heavy dependence on road frontage, and the minimization of "up-
Jront" costs.

Phase Two - The Interior Subdivision

The movement into the second phase is prompted by an increasing level of market
demand, and the related increase in raw land prices. The developments of this phase are
larger in acreage, and characterized by the construction of interior roads, public water
and sewer systems, and generally smaller lot sizes. Increasingly, the approval of
"package" wastewater plants is more difficult, thus prompting the extension of
utilities and annexation. The market for the created lots is larger, encompassing
persons who may not have the time to care for a large rural lot, but still desire a rural
"image". Amenities (woods, open views, stormwater control, etc,) become more
important.

Phase Two residential development

Although the potential for return is substantially higher than in Phase One, so are the
risks to the developer. Initial costs are high and substantial "up-front" capital is
required. The complexity of the development project increases markedly. For these
reasons, the time that it takes to sell the developed lots is critical. The marketing of
lots therefore becomes more important, and is therefore usually addressed in a more
formalized manner. Because of this complexity and risk, landowners or others not
intimately familiar with the development process and the intricacies of the residential
market stand a good chance of losing 'big money".

14



In the past, the up-front costs associated with the development of an interior
subdivision were low, because adequate standards for streets, utilities, and similar
infrastructure were not required. In areas where these early subdivisions were created,
the public is still paying the costs. Today, adequate subdivision standards are the
primary reason that the costs and complexity of the subdivision development process
are higher.

Increasingly, understanding "where an area is" in this development
timeline is extremely important to a land developer. Attempting to do a
Phase One development "too late", or a Phase Two development "too
early" seldom is successful, and can be extremely costly.

Circleville East is in the early stages of Phase Two development. The
demand for new and "upscale" residential lots is being established on the
north side of the City, although absorption rates are low. Because land
prices have increased and public water and sewer are available, virtually
all significant future residential growth is anticipated to be of the Phase
Two type.

2.6.2. Projected Growth Patterns

The potential for future residential growth in Circleville East - and the
annexed area in particular - is substantial. There are approximately 550
acres of "raw developable land" within the annexed area. Floodplains
and other condition that will actually preclude building activity comprise
approximately 100 acres. In typical suburban development, only about
80% of the site is actually composed of lots; streets are the major
component of the remainder. The newly annexed area therefore
comprises a net developable area of approximately 350 acres. AtR-1
zoning density (2.9 dwelling units / acre), over 1,000 lots could be
established within the newly annexed area. At R-2 densities, over 1,500
lots could be achieved.

In the real world, such potential projections are seldom achieved. The
reason is that the quantity of residential growth in any area is driven by
market forces, not the availability of land. Current market conditions in
the City of Circleville indicate a single-family absorption rate of approxi-
mately forty-fifty units per year. (It should be noted that this includes
housing in a// price ranges.) It is projected that this aggregate demand
will grow to the range of seventy-five units per year, especially if
industrial and business expansion in the community occurs. Circleville
East will be able to attract a substantial portion of this residential growth.

15



3. PLANNING AND DEVELOPMENT ISSUES

The primary planning and development issues in Circleville East are not related to the
general array of future land uses, but rather on the "hows" of that development - how
and when will it occur, how will it be served by utilities, how will it relate to existing
natural and man made features of the land, and how can we ensure a positive residential
image. Simply stated, the collective development community - working with the City -
have "one clear shot" to do it well; the results will be around for a long time.

There are five (5) principal development issues that have been identified for Circleville
East, based on the analysis of existing conditions. Formulating development scenarios
that address these issues becomes the basis for the Circleville East Land Use
Plan.

3.1. Maximizing Residential Growth Opportunities

From a strict cost-benefit standpoint, single-family residential growth seldom
"pays its own way" in justifying annexation and the costs of public services.
Nonetheless, residential growth provides the human resource base on which the
economic growth and well-being of the community exists. The City's residential
base has a major impact on the future commercial, industrial and business base
that the community can attract and maintain.

Providing more housing in the $150,000+ price range has been a stated
communily goal fur at least the past five ycars. Recent housing trends suggest
that there is a small, but growing market for such housing in the City. Circleville
East should be considered as the primary future location for this housing type in
the City of Circleville. Attaining this goal, however, is constrained by several
factors:

Providing the amenities that the more upscale residential market demands will
increase up-front development costs - and the price of the finished lot. Local
realtors estimate the current median value of residential lots in the City at
$20,000-$25,000. If lot costs are assumed to comprise 20% of the cost of
the final dwelling unit, then a "target price" for lots in the desired market is
$30,000+.

While the absorption of housing in all price ranges is estimated at near fifty
units per year, the absorption rate for homes in the upper price ranges is
lower. Current local market conditions indicate that only about ten-fifteen lots
in the $30,000+ range could be sold per year.

Low absorption rates generally lead developers to "sell short" to recoup costs.
This is especially true with inexperienced developers, who typically
underestimate "up-front" costs. In such situations, the final product usually
is aimed at a lower segment of the market than originally intended.

Generally, it will be necessary to establish a new, more upscale image on which
to base higher lot costs. The image of the area surrounding the new housing will
be critical.



3.2. Maintaining and Building a "Country Club" Image

The Pickaway Country Club is a primary asset that can be used to encourage
"upper-end" residential growth and build the image of Circleville as a sought-after
residential environment. This issue really has two distinct facets:

Expansion and growth of the Pickaway Country Club - The existing
physical plant is a "core-design" course that is somewhat "tight" by the standards
of similar facilities. (typically, a new 18-hole par 72 golf course requires about
175 acres) Expansion of the Pickaway Country Club - both in terms of area and
facilities offered - should be encouraged. Nonetheless, as peripheral residential
development occurs, opportunities for expansion will diminish.

Promoting a "win-win" golf courselhousing scenario - Both the
Country Club and the housing that is constructed around it will be impacted by
each other's presence. If high standards are maintained, both will benefit by the
image that is projected.

3.3 Preservation and Effective Utilization of Potential Open Space
Resources

Open space will be provided as Phase Two subdivision development occurs.
Typically, developers chose to dedicate that land to the City. If prior thought is
not given to what land should be dedicated and how it should be maintained, what
develops is a piecemeal collection of small "tot-lot" type parks that are future
maintenance problems - usually for the City. It is important to identify - in
advance - what resources should be sought. The overall goal should be a
coordinated system of open space resources that function together in an integrated
manner.

3.4. Providing for Future Traffic and Movement

One way of analyzing roadways is by "access function." If the primary purpose
of a street or road is to provide access, then the type and location of the facility to
which access is provided will determine the future traffic volumes on the road
These traffic volumes will, in turn, determine the standards and characteristics the
roadway should have. A basic way of classifying roads in this manner is as
follows:

* Access-lo-Region - These are the roads that provide access to locations outside the
community. Such roads are subject to the highest traffic volumes, and the primary
objective is the efficient movement of traffic.

« Access 1o "Activity Center" - These are roads thal provide access to places where people
work, shop or congregate. The size and "drawing power" of the activity center will
determine the character of the roadway.

« Access to Residences - The major function of these roads is to provide access to homes.
Most local roads in subdivisions have this purpose.

Generally, if a roadway serves a single function, and if its primary function does
not change over the course of time, then the roadway will continue to operate
efficiently. If, on the other hand, a single roadway must perform two or more
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3.5.

functions, or if the function of the roadway changes, then road capacity and
standards will likely also change, and problems will become evident.

In Circleville East, Stoutsville Pike and Bolender-Pontius Road will remain the
primary routes through the area. Traffic on Stoutsville Pike will increase
dramatically as development occurs. By the year 2005, it is projected that an
ADT of 10,000 will be attained. Bolender-Pontius Road will witness somewhat
smaller increases. More importantly, the access functions of these roadways will
evolve considerably.

Providing Cost-Effective Sewer Service

Generally, the most cost-effective manner of providing sewer service to
Circleville East would involve the provision of gravity sewers, as was proposed
in 1973. The cost of providing gravity service today is very high, for two (2)
primary reasons:

® improvements to the "downstream" components of the total system have not
been made, and.

o unlike the 1970's, there is little nonlocal financial assistance available to
support sewer improvements.

The provision of sewer service to the area by force mains and pumping stations -
such as is now underway - is less expensive in the short term. Generally,
however, such systems are significantly more expensive in the long-term, and
have less flexibility for ultimate expansion. This disparity between short and long
term costs is even more pronounced because (in most cases) short term costs are
heavily subsidized by developers seeking service. Long-term expenditures -
related to operations and maintenance - are usually funded by user fees over the
entire system.



4. MASTER PLAN FOR DEVELOPMENT

4.1 PROPOSED LAND USE PATTERN

The proposed land use pattern for Circleville East is portrayed on the DEVELOPMENT
PLAN. The Plan is based on the following three (3) basic elements:

4.1.1.

4.1.2.

4.1.3.

Limitation of Commercial / Nonresidential Uses.

Successful commercial and industrial development follows "rooftops”.
"Speculative" commercial growth that occurs before there is residential
development to support such growth usually becomes the haven for
"transitional" businesses that are primarily interested in cheap rental
space.

In Circleville East, commercial and similar nonresidential development
should be limited until a critical mass of residential development (at least
300 dwelling units) is attained. It is anticipated that this threshold will
not be reached until at least ten (10) years in the future. In the interim,
proposals to rezone property for commercial use - especially outside the
U.S. 22/ Stoutsville Pike "activity center" - should be discouraged.

Expansion and Use of the Pickaway Country Club as a
Magnet for Residential Growth.

Future expansion of the Pickaway Country Club should be encouraged.
Under the existing and proposed Circleville Zoning Ordinances, golf
course facilities are not permitted in the R districts. As a starting point,
the existing Country Club should be placed in the new CF zoning
district. A policy or mechanism should be developed to permit
expansion closely integrated with future residential development.

Establishment of "Upscale" Housing Environment in
Circleville

The principal constraints to development of upscale housing in Circleville
East were cited in Section 3. It is recommended that most of Circleville
East should reflect a low-density single-family residential development
pattern.

Although the encouragement of lower residential densities through
zoning does not always result in a higher quality housing, it - in concert
with subdivision and building standards - is one of the principal ways
that the public sector can impact the overall residential image of the area
to be developed. Moreover, keeping housing densities low is supportive
of other efforts that can be undertaken to accomplish this objective. Itis
recommended that the R-1 District - requiring 15,000 S.F. lots with
ninety (90) feet of frontage - be the base zoning district used in
Circleville East. Proposals for development of larger tracts showing
higher densities should be examined on a case-by-case basis, as allowed
by the rezoning process.
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It should be emphasized that the purpose of using the R-1 District is not
necessarily to establish an area where all residential lots are 15,000 S.F.
in size. It is rather to establish an overall residential density parameter for

the area of approximately three (3) dwelling units per acre.

The single most effective strategy that can be used to encourage "higher
caliber” residential growth in Circleville East is the development of new
housing with a "golf club image", focusing on the Pickaway Country

Club.
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Entrance to Pickaway Country Club from Stoutsville Pike
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THE RESIDENTIAL DEVELOPMENT CONCEPT:
THE GOLF COURSE VILLAGE

The Pickaway Cowntry Club can provide the base on which to
build an upscale residential image for contiguous Properties. At
its most fundamental level, the key to this strategy is to design
new residential environments that are integrated with the existing
golf course, rather than separate from it. New housing should be
perceived as being a part of the Country Club itself, as opposed
to houses that "just happen to be on the edge of a golf course".

4.2.1. Overview of Residential Golf Course Development

Since the 1970's, the addition of a golf course to a single-family
development has been increasingly used to establish a "hj gher-end"
residential image. Generally, the incorporation of a golf course will:

* increase land values

+ accelerate the absorption of single-family residential lots
» upgrade the market image of the total residential development.

New residences along #3 Jairway: Jefferson Country Club near New Albany

Moreover, these benefits seem to accrue almost independent from
aggregate demand for golf facilities in the community. Nationally, only
about one-third of the golf course frontage homebuyers in non-
retirement communities play golf regularly.
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The "down side” of the scenario is the cost of building and maintaining
the course itself. A typical 18-hole par 72 course currently costs a
minimum of $3-$5 million to construct, not including the cost of the
clubhouse itself. Some developers contend that it is near impossible
today to construct a private golf course without adjacent housing to
help recoup high development costs.

Nonetheless, the golf course community has become increasingly
common in central Ohio, especially in areas trying to build an "upscale”
residential image. In the Columbus area, the first contemporary golf
course community - Little Turtle - was developed in the early 1970's.
Dublin's Muirfield became the premier prototype of the genre in the
mid-late 1970's. Since 1980, numerous other golf course commun-
ities have been developed, particularly in outlying areas northeast, east
and southeast of Columbus.

SINGLE FAMILY &

Portion of Development Plan for Villages at Westchester: Canal Winchester, Ohio



The inclusion of an existing golf course into a new subdivision is less
common. One of the major constraints to such activity appears to be
obtaining the cooperation of the multiple parties involved.

Typically, the costs of incorporating a golf course into a residential
development are recouped through premiums. - the value that is added
to lots that are located adjacent to fairways Premiums can vary
widely; nonetheless, it is estimated that such frontage lots in the
Circleville market could command a premium of $6,000-$8,000. This
"value-added" premium provides the stakes on which "win-win" deals
between the Pickaway Country Club and owner/developers could be
structured.

Housing was constructed along Little Turtle fairways in the early 1980's

When a golf course is incorporated into the design of a new residential
community, maximizing the residential frontage on the course is a
primary design objective. A single fairway continuous course or single
fairway with returning nines are favored configurations. The Pickaway
Country Club is considered a core golf course. Such courses consume
the least amount of land, but minimize the perimeter space available for
residential development. Although it is certainly possible to locate
housing along the existing perimeter of the Country Club, a more
creative approach could increase the number of residential units with
frontage, and strengthen the "golf club" image.
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4.2.2. The Golf Course "Village"

The objective in Circleville East is to maximize the
development advantage of the Pickaway Country Club by
making it the focus of multiple residential developments.
The golf course thus becomes the "center” of the community, in much
the same way that the downtown of 19th century villages was the
central focus for several residential neighborhoods. This design
concept is particularly well-suited for use around the compact core of
an existing golf course.

Under this concept, most future residential development in Circleville
East would be structured in three (3) neighborhoods, located directly
east, south and west of the Pickaway Country Club. Each residential
neighborhood would be designed so as to utilize the Pickaway
Country Club as its primary focal point. Although the actual
configuration of each neighborhood would be generated at the time of
development, the following precepts should guide each
neighborhood's design:

1. The boundary between the Country Club and the development
would become less uniform; "deals" and "land swaps" would be
structured so as to increase the length of the boundary, thereby
maximizing golf course expansion potential, as well as residential
frontage on the course. Visual linkages between the golf course
and the development would be encouraged.

2. Lots would be configured so that the golf course - as expanded -
would become the focal point of the neighborhood.

3. Land having developmental limitations - as specified in Section 2.3
- would become prime land to be considered for expansion of the
course.

4. The number of units permitted on each site would be no more than
that permitted under R-1 standards; however, lots smaller than
15,000 S.F. would be permitted at the center of each
neighborhood.

5. Accomodation would be made for a "loop collector road" which
would encircle the existing course, connecting the neighborhoods.

As an example of how the concept could work, a concept design for
PROTOTYPE NEIGHBORHOOD #3 is shown.



CIRCLEVILLE EAST LAND USE PLAN

PROTOTYPE NEIGHBORHOOD DESIGN CONCEPT
Golf Course Neighborhood #3 (Highlands)
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4.2.3. Residential Growth Outside the Village

It would be difficult to develop certain portions of the project area in
conjuction with the proposed golf course village concept, due to
distance from the Country Club and/or the presence of barriers. Asan
example, the existing and anticipated traffic volumes along Stoutsville
Pike almost ensure its future status as an arterial highway. Providing
linkages - either actual or perceived - between the Pickaway Country
Club and property on the north side of Stoutsville Pike is not likely.

While it may not be possible to use the Country Club in the same way
as is proposed in Section 4.2.2 for noncontiguous tracts, it may still
be feasible to capture a share of the golf club image for new housing,
even if such development is not adjacent to the course. Capitalizing
on a proximate desirable attribute is a common strategy used in the
development and marketing of new housing developments. Establish-
ing this image would be significantly easier if and when properties
contiguous to the course are developed consistent with the "golf
course village" concept.

The R-1 district should be utilized as the basis for zoning in these
areas. Individual proposals for planned unit developments - which
may involve somewhat higher residential densities - may be
accomodated by the Planning and Zoning Commission on a case-by-
case basis. Nonetheless, as a general guideline, overall densities
should not exceed those permitted in the R-1 District.



4.3 OPEN SPACE RESOURCES

The early identification of open space resources is an important step in planning
for development. In the subdivision platting process, opportunities for the
acquisition and/or dedication of such resources are presented, if prior designation
is made.

It should be emphasized that designation of open space resources does not
necessarily mean that direct City ownership or control is required. Open space is
sometimes dedicated to a homeowners association; the problem being that most
homeowners associations so formed lack the resources to insure the continual
maintenance of the parcel. There are other options which can be explored.
Dedication to a separate park district or recreation association could be employed
if the land is to be used for active recreational purposes. If the goal is to provide
more passive recreational opportunities - or to preserve a unique natural resource,
then dedication to a conservancy or land trust might be appropriate. In particular
cases - particularly if a walking or bicycling trail is sought - the specific objectives
can usually be accomplished through easement.

Three (3) major resources in Circleville East should be designated as components
of Circleville's future open space / recreation network:

® Martha Hitler Park
Although this property is actually outside the boundaries of Circleville East,
its potential as an open space resource is significant enough to warrant
designation. Presently, the park - although publicly-owned - is underutilized,
and insufficiently controlled. Nonetheless, the potential value of the park as a
resource will increase over the course of time, particularly as development in
Circleville East occurs.

e Vacant Penn-Central Right-of-Way
This corridor provides a direct link between Martha Hitler Park, the Pickaway
Country Club and the City. The western terminus is less that 1000 feet north
of the existing Barthelmas Park. The ultimate use of this linkage as a walking
and/or bicycle trail should be explored. Typically, there are legal obstacles to
be overcome in acquiring easements for such uses, but technical assistance is
available for such projects through the Ohio Department of Transportation
(ODQT), the Ohio Department of Natural Resources (ODNR), and the Rails-
to-Trails Conservancy.

e Stream Corridors (Hargus and Hominy Creeks, Country Club
Lateral)
Generally the land adjacent to streams cannot be actively developed, but can
be utilized for walking and/or bicycling linkages between developments. In
addition, such corridors commonly are wooded.
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4.4. THOROUGHFARE PLAN

Arterial Streets are those roadways that function primarily for access-to-region
and access-to-activity center (see Section 3 above). Priority should be placed
on the effective movement of traffic, direct access to the roadway from abutting
property should be limited and marginal access roads may be required.

It is recommended that the following roadways in Circleville East be designated
as arterial streets:

- U.S. 22

« S.R. 56

» Stoutsville Pike

° Bolender-Pontius Road north of Stoutsville Pike

The designation of these streets as arterials means that particular roadway
standards, including dedication of a 100' ROW, must be met at the time land
adjacent to the highways is subdivided. Stoutsville Pike should also be
considered as the major path for utilities through the area.

Collector streets gather traffic from residential areas, and carry it toward
activity centers or arterial streets. Smaller ROW and pavement widths are
required. Direct access to individual residences should still be discouraged.
Within Circleville East, the following roadways should be designated as
collector streets:

* Bolender-Pontius Road south of Stoutsville Pike

* Old Tarlton Pike

» the proposed "loop road" connecting the three golf course
neighborhoods (see Section 4.2.2 above)

During the subdivision platting process for individual developments, additional
proposed intemnal roads may be designated as collector streets.

In the future, an additional road providing north-south access through the
project area is desirable, particularly between Stoutsville Pike and U.S. 22.
The alignment of such a road cannot be projected at this time. It should be
noted, however, that projected residential development of the land north of
Stoutsville Pike should be designed so that traffic generated by the total devel-
opment would "feed into" U.S. 22, Stoutsville Pike and Bolender-Pontius
Road in approximately equal proportions.
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4.5. UTILITIES

The City of Circleville should utilize the Master Plan Study cited in Section
2.4.1 as the guide for programming future water service to Circleville East.

The provision of cost-effective wastewater service is more problematic.
Providing service to the area using force mains and pumping facilities is likely
to require higher future costs, most of which will be borne by the users of the
entire system in operations and maintenance expenditures. Conversely,
providing gravity service - as per the 1973 sewer study cited in Section 2.4.2
above - would involve high initial capital costs, including significant costs
associated with existing off-site sewers, in addition to "lost costs" of
constructing the existing force main.

The recommended strategy should focus on providing gravity sewers to as
much of the "upstream” portion of the project area as is feasible, and utilizing
strategically located pumping facilities to direct flows to the existing force main.
The key to this approach is requiring the construction of the upstream portion of
the system so as to allow conversion to a total gravity system at some point in
the future. A separate engineering study should be completed which would
identify the standards (invert elevations, etc.) to be followed in construction of
the upstream gravity sewers, specify the location of the intermediate pump
station(s) and perform detailed long- and short-term cost analyses of multiple
force main vs. gravity service scenarios.

Secondly, it should be recognized that attempts to aviod high capital costs by
forestalling the construction of infrastructure projects usually results in higher
future costs. Since the actual life of most infrastructure improvements exceeds
their economic life, "quick and dirty" solutions to utility problems are seldom
cost-effective. The planning, engineering and programming of long-term
improvement projects should be completed as far in advance as possible.

Lastly, the City should evaluate its present mechanisms for funding capital
expansions of infrastructure systems - particularly sewers. In most cases, the
systems capacity charge is the primary revenue source used to fund expansion
and improvements to the system. Restructuring these charges can significantly
impact revenues, user fees and even the pattern of development seen in outlying
areas.
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5. IMPLEMENTATION

The basic strategy for carrying out the Master Plan for Circleville East is described
above in Part 4. The purpose of this final section is to outline the tools and
mechanisms that comprise that strategy. Most of the capacity to implement the Plan is
vested in three (3) basic tools, as described in Sections 5.1 through 5.3. Section 5.4
describes the "next steps" that should be taken to use these tools. Finally, Section 5.5
deals with the decisions that must be made by owners of land in Circleville East in
order to proceed with development.

5.1. ZONING

The principal tool that Ohio municipalities can use to impact private development
patterns is zoning. For non-charter municipalities such as Circleville, this
authority stems from Chapter 713 of the Ohio Revised Code (ORC). While the
zoning authority of communities is somewhat limited, there is still more latitude
than is commonly perceived.

As mentioned in Part 4, the basic zoning districts that should be used in
Circleville East are the Community Facilities (CF) District for the Pickaway
Country Club, and the Low-Density Single Family Residential (R-1) District for
the remaining areas. The R-1 requirements are based on a 15,000 square foot
minimum lot size, with 90 feet of lot width; these standards translate to an overall
residential density of approximately three (3) dwelling units per acre (du/ac).
Particular individual circumstances may warrant consideration of R-2 zoning
standards on individual tracts (or portions of tracts). These instances should be
evaluated on a case-by-case basis by the Planning and Zoning Commission.

The "mixing" of golf course and residential use, as proposed in tha golf course
village concept, is not permissable in the standard zoning districts of the existing
or proposed Circleville Zoning Code, although such a development could be
undertaken using proposed PUD procedures, with some variances. The Golf
Course Village (GCYV) Overlay District is specifically designed to accom-
odate such development, and to address the major issues involved. It should be
noted, however, that the overall effectiveness of the GCV District depends upon
keeping overall densities in the base residential districts as low as possible.

A Highway Access Corridor (HAC) Overlay District is also proposed.
The purpose of the HAC District is to provide an additional means to maintain and
preserve the access capabilities of arterial roadways such as Stoutsville Pike.
(This district might also be used for thoroughfare corridors in other developing
areas of the City).

The proposed zoning mechanisms - shown in draft form as Appendices A and B -
can provide a basis for Code revisions. It should be emphasized that they are
offered by way of example; it is not intended that they be used verbatim without
further review and approval by legal counsel. In a similar manner, the adoption
of the Circleville East Land Use Plan does not imply adoption of these districts
specifically as written.



5.2. DEVELOPMENTAL POLICIES

5.3.

Development policies are simply statements that express how the City intends to
address specific planning issues. Although they have no legal standing in and of
themselves, they can provide a justifiable rationale for zoning decisions by the
community, especially if they are adopted as part of a planning process.

In reality, Circleville - like most other municipalities - has been enforcing
informal, unwritten land use policies for years. These policies are the basis for
zoning and variance decisions made by the public sector. What is proposed here
is to formalize these policies as written statements, adopted by the Planning and
Zoning Commission.

The proposed land use policies for Circleville East are shown on the following
page.

SUBDIVISION REGULATIONS

Subdivision regulations are the public requirements and standards with which a
developer or owner must comply as land is subdivided, and new streets and
public utilities are constructed. As described in Section 2.6.1, these requirements
become more complex and detailed as the scale of development increases. Since
subdivision of land will be involved with virtually any new development within
the project area, these subdivision standards will become increasingly important.

The City's subdivision regulations are currently being revised, and new standards
should be "on-line" prior to most development activity in Circleville East. The
open space and thoroughfare designations described in Section 4.3 and 4.4 of this
Land Use Plan are particularly important. These designations will be used as the
guideline for dedications of open space and rights-of-way, as well construction
standards for new streets and roads.
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CIRCLEVILLE EAST LAND USE PLAN
DEVELOPMENT POLICIES

1.

New comimercial rezoning of property within the area of the City identified as
Circleville East shall be discouraged until such time that, at a minimum, 300 new
residences have been constructed in such area. Such commercial growth shall be
limited to the area west of Hargus Creek

. The expansion of the area and facilities of the Pickaway Country Club shall be

encouraged.

The overall density standard for new single-family residential development in the
area identified as Circleville East shall be not higher than three (3) dwelling units
per acre.

The City of Circleville shall encourage new single-family residential development

that is physically and functionally integrated with the design and configuration of

the Pickaway Country Club, and shall encourage joint agreements between private

property owners and the management oof the Country Club, for the development of
this land.

The City shall encourage the development of a new street or thoroughfare network
that connects the various residential neighborhoods to be developed around the
Pickaway Country Club.

New residential subdivisions shall be designed so that vehicular traffic generated by
the subdivision is not focused on any single existing roadway.

» The dedication of small, isolated open space parcels as parks is discouraged. Land

dedicated for open space shall, whenever possible, be an integrated part of an
overall open space network.

Whenever feasible, sanitary sewer service to the new residential areas of Circleville
East should be provided by gravity, or by systems designed so to allow the cost-
effective conversion to a gravity system in the future.



5.4.

"NEXT STEPS"

1.

Compile and review all agreements and/or commitments made between the
City and individual property-owners prior to annexation. Meet with affected
property owners as necessary.

. Meet with key property owners to present the Circleville East Land Use Plan,

and obtain input.

. Follow procedures for formal adoption of Circleville East Land Use Plan by

Planning and Zoning Commission. (Development policies may be adopted by
separate action, and could be adopted in toto or in part)

. Review proposed GCV and HAC Districts; begin the zoning amendment

process. The addition of the GCV and/or HAC Districts should not delay the
adoption of the proposed Circleville Zoning Ordinance currently in process.

. Arrange for a separate engineering study to identify the standards for sewer

construction in the newly annexed area, pursuant to Section 4.5 above. This
study would also analyze the short- and long-term costs associated with the
various scenarios.

. Typically, the adoption of a land use plan involves the establishment of a

process and procedures for periodic monitoring and updating. It is proposed
that this effort might most effectively be addressed by the formation of a
separate "task force". The Circleville East Area Commission would be

composed of five-seven representatives of interested parties or citizens at large.

This group, appointed by and reportable to the Planning and Zoning
Commission, would meet on an annual or semi-annual basis, and make
recommendations on developmental issues as they arise in Circleville East.
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5.5. PRIVATE SECTOR DEVELOPMENT STRATEGY

Most of this report has dealt with the public sector's role in controlling the
development of Circleville East. It should be emphasized, however, that the role
of the public sector is limited; the primary decisions that will impact the future
development patterns of Circleville East will be made by the landowners
themselves. The most fundamental decision that all owners of property must
make deals with how the process of developing their land will occur, and who
will be involved. The overall importance of this decision to the owner - as well as
to the community - cannot be over emphasized.

At its most fundamental level, there are three (3) alternate strategies that can be
followed by owners of property in Circleville East. Each of these alternatives
involves different levels of short / long term return, involvement and potential
impacts on adjacent holdings:

1. Sell the Land
This option provides the maximum short-term return, and involves the lowest
level of resource commitment. Risk is minimized, as is the potential for
substantial long term return. Control of the long-term impacts on adjacent
property is lost.

2. Development of the Property by Owner
This option produces the maximum opportunity for long-term return, but also
involves the greatest level of involvement and risk. As mentioned in Section
2.6.1 above, owners who attempt to develop property themselves stand a
good chance of losing money. This is especially true if the project is rela-
tively complex and if the owners seek to fund up-front development costs
with insufficient capital resources. This is not to say that it can't be done,
only that the odds are against it.

It is recommended, that if this option is pursued, the owners prepare a general
development plan that portrays their overall desires for development of the
property. Most importantly, it is recommended that a qualified professional
with development experience be hired as a Project Manager.

3. Creation of a Limited Partnership for Development
This option represents the "middle ground" between the previous two
options, and is the manner inwhich many development projects are
completed, especially when the owners have a continuing interest in how the
land is developed. In most cases, the equity in the land is the owner's share
of the partnership. The levels of short and long term return, exposure, risk
and control can vary considerably with the structure of the partnership.

As with any financial venture, it is critical that the owners be selective in
choosing a developer-partner. Generally, the developer will attempt to
simplify the project and shorten its time frame; this may not be in the long-
term interests of the owner. A development plan should be prepared for the
property as a first step. This plan should serve as the basis for structuring an
agreement between the parties. All parties must be committed to this
development plan.






APPENDIX A
GOLF COURSE VILLAGE (GCV) OVERLAY DISTRICT

Section One Purpose -

The purpose of the Golf Course Village Overlay District is to encourage
the development of new housing carefully integrated with the existing Pickaway
Country Club.

Section Two “Overlay Zoning District

The GCV Overlay District is intended as an overlay district to be used in
conjunction with the R-1 and CF zoning districts, which shall be considered as
the base zoning districts when the GCV District is used. The development
standards of the base district shall apply unless they are in conflict with the
provisions of this Chapter, in which case, the provisions of this Chapter shall

apply.

Only property that is adjacent to the Pickaway Country Club or any future
public or private golf course is eligible to be placed in the GCV District,

Section Three Permitted Uses

The permitted and/or conditional uses shall be as specified in the base district, in
addition to single-family detached housing, private/semi-private or public golf
courses and facilities ancilliary to their operation, including but not limited to
maintenance facilities, tennis courts, swimming pools, etc,)

Section Four Residential Density

The maximum number of dwelling units permitted in a development in the GCV
District shall not exceed 2.9 dwelling units per acre. The number of permitted
dwelling units in a specific tract shall be determined by applying the factor of
2.9 dwelling units per acre to the net residential area of the tract. The net resi-
dential area shall be that remaining after the following areas have been deleted
from the gross project area.

A. land identified as within the 100-year flood plain on the official FEMA
Flood Hazard Boundary Map 390445 0100 C, dated September 27, 1991, as
may be subsequently amended.

B. an area equal to twenty-five percent of the gross project area, representing
that portion of the site devoted to streels, rights-of-way and other
appurtenances, which would be undevelopable in the traditional subdivision.

Individual lots within the GCV residential development may be developed to R-2
or R-3 zoning standards; however, a minimum of sixty percent (60%) of the
total lots in the development shall meet the R-1 standards.



Section Five

Section Six

Section Seven

Open Space

At least twenty percent (20%) of the tract shall be devoted to permanent open
space. Such open space shall be addressed in one, or some combination, of the
following ways.

A. dedicated to a homeowners association, which shall hold title to the land.
The legal articles of such homeowners association shall provide for the
perpetual care and maintenance of the open space, and shall be subject to
review by the Planning and Zoning Commission.

B. sold or dedicated to the Pickaway Country Club, for use as may be mutually
agreed upon.

Development Plan

A Development Plan shall be required for land located or developed within the
GCV District. Such Development Plan shall contain the material and
information as required for a Preliminary Development Plan for a Planned Unit
Development (Section 26.13 of the Circleville Zoning Ordinance)

Procedures

The procedures to be followed by the Planning and Zoning Commission in
acting upon a development in the GCV District shall be as specified in the
Plannied Unit Development provisions of the Circleville Zoning Ordinance.
(Sections 26.12 through 26.16)



APPENDIX B
HIGHWAY ACCESS CORRIDOR (HAC) OVERLAY DISTRICT

Section One

Section Two

Section Three

Purpose

It is the purpose of this district to address the unique development characteristics of the
primary highway corridors through and within the City of Circleville, and to promote
standards for development that preserve and maintain a safe and efficient flow of
vehicular traffic and minimize traffic congestion.

Overlay District Designation

The Highway Access Corridor (HAC) Overlay District shall be superimposed over the
Official Zoning Map, and shall consist of those lots directly abutting specific
thoroughfares. The underlying zoning district shall hereafter be called the base district.
When land is proposed to be developed within the boundaries of the Highway Access
Corridor Overlay District, such development shall meet the requirements of the base
district, as well as the requirements of this Chapter.

Development Standards

A. No new structures, including canopies, shall be constructed within
one hundred (100) feet from the highway right-of-way.

B. Parking shall not be permitted within the front yard setback. All parking
areas shall be located within the side or rear yards.

C. Not more than one (1) access point (i.e., curb cut) shall be permitted
from any property listed as under one ownership in the Pickaway County
Recorder's Office as of the effective date of this Ordinance. Direct access may
be prohibited from any tract having access to a secondary road intersecting the
primary highway in the specific HAC District. Secondary access roads
constructed parallel to the main roadway may be required by the Planning and
Zoning Commission

D. As part of the Development Plan for any development proposed within the
HAC District, the applicant shall be required to prepare and submit an analysis
of the traffic generated by such development, the internal circulation of such
traffic on the site, and the manner which such such traffic shall be integrated
with traffic along the Access Corridor roadway. The Planning and Zoning
Commission shall consider the impacts of the additional traffic on the Access
Corridor roadway, and may impose additional developmental standards as are
appropriate to address such traffic impacts.



