ARCHITECTURAL REVIEW BOARD
MUNICIPAL PLANNING COMMISSION
-AGENDAThursday, January 14, 2021 at 7:00 P.M.

This will be a virtual meeting that will be streamed on the internet:
worthington.org/live
-------------------------------------------------------------------------------------------------------------------A. Call to Order - 7:00 pm
1. Roll Call
2. Pledge of Allegiance
3. Oaths of Office
4. Election of Officers
5. Approval of minutes of the December 10, 2020 meeting
B. Architectural Review Board
1. Redevelopment – 1033 High St. (Thomas Hart on behalf of Lifestyle Communities/
UMCH) AR 70-2020

C. Municipal Planning Commission
1. Planned Unit Development – Preliminary Plan
a. Redevelopment – 1033 High St. (Thomas Hart on behalf of Lifestyle Communities/
UMCH) PUD 03-2020

D. Other

E. Adjournment

374 Highland Ave. • Worthington, Ohio 43085 • (614) 431-2424 • worthington.org

MEMORANDUM
TO:

Members of the Architectural Review Board
Members of the Municipal Planning Commission

FROM:

R. Lee Brown, Director

DATE:

January 8, 2021

SUBJECT: Staff Memo for the Meeting of January 14, 2021
--------------------------------------------------------------------------------------------------------------------B. Architecture Review Board – New Business
1. Mixed Use – 1033 High St. (Thomas Hart/Lifestyle Communities) AR 70-2020
&

C. Municipal Planning Commission – New Business
1. Planned Unit Development
a. Mixed Use – 1033 High St. (Thomas Hart/Lifestyle Communities) PUD 03-2020

Findings of Fact & Conclusions
Executive Summary
Thomas Hart on behalf of Lifestyle Communities has applied to rezone 37.8-acres from R-10 (Low
Density Residential), S-1 (Special), C-2 (Community Shopping Center) and C-3 (Institutions &
Office) to PUD, Planned Use District for the redevelopment of the United Methodist Children’s
Home site to a mixed-use development that would include detached single-family home sites,
townhomes, apartments, retail, restaurants, office and greenspace.

Applicable Plans
•
•
•
•

Comprehensive Plan Update and 2005 Strategic Plan – UMCH Focus Area – 2014
Comprehensive Plan Update and 2005 Strategic Plan
Chapter 1177 – Architectural District
Chapter 1174 – PUD Planned Unit Development

Recommendation
Staff is recommending denial of these applications as they currently stand today. If the applicant
wishes to make significant modifications and changes to their applications after listening to the
initial comments from City staff, Board & Commission members and the Worthington
Community, staff would recommend tabling these applications.
Please see Staff
Comments/Analysis below for additional details related to the recommendation.

Brief Background/Description
The United Methodist Children’s Home (UMCH) site located at 1033 High St. is approximately
37-acres in size, with fifteen existing vacant buildings, parking lots and driveways on the site. The
majority of the property is zoned S-1, Special, except in 1987 just under 10-acres of land along the
N. High St. frontage was rezoned to C-3, Institutions and Offices (~9.2-acres) and C-2, Community
Shopping Center (~0.6-acres). The parcels at 47 Larrimer Ave. and 57 Larrimer Ave. are zoned
R-10, Low Density Residential (~0.5-acres) and are currently single-family homes that are vacant.
Approximately 3.42-acres at the northwest corner of High St. and Wesley Blvd. (private drive)
with 428-feet of High St. frontage was purchased in 2017 by the West Ohio Annual Conference
of the United Methodist Church and is not part of this application. Bickford Assisted Living &
Memory Care facility at the southwest corner of High St. and Wesley Blvd. (private drive) is a
separate 3.58-acre parcel and is also not part of this application.
Current Zoning - Development Standards
Zoning

Minimum
Lot Width

Minimum
Lot Area

Front
Setback

Rear
Setback

Side
Setback

Max Height

50-feet

Max
Height of
Building
Stories
4-stories

S-1

250-feet

3-acres

60-feet

60-feet

C-2

150-feet

1-acre

50-feet

30-feet

20-feet

3-stories

45-feet

C-3

100-feet

20,000 sq. ft.

50-feet

30-feet

15-feet

3-stories

45-feet

R-10

80-feet

10,400 sq.
30-feet
30-feet
8-feet
2 ½-stories
ft./4.2
DU/acre
Section 1149.07 – 100’ front setback along this area of High Street

45-feet

30-feet

Surrounding Zoning & Land Use
The surrounding zoning is a mix of the following:
• R-10 - Low Density Residential – Worthington Estates and Greenbriar Hill
• R-16 – Very Low Density Residential – Worthingway & Medick Estates
• C-1 – Neighborhood Commercial – O’Reilly Family Pharmacy
• C-3 – Heritage Professional Building, AT&T, FC Bank, Worthington Municipal Complex,
Laurels of Worthington and The Grove
• SC – Senior Citizen – Bickford of Worthington
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Current Zoning Map
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Aerial
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Recent Land Use and Planning History Related to the Site (since 2014)
On September 2, 2014 City Council adopted an Amendment to the Comprehensive Plan
Update & 2005 Strategic Plan for the United Methodist Children’s Home Focus Area for
the City of Worthington with the anticipation of redevelopment on the site that would
include a mix of uses and open space across the entire site.
• On June 29, 2015 Lifestyle Communities presented an informal proposal to the
Worthington Community for their vision for the UMCH site.
o No formal application was submitted to the City to start the rezoning process.
o Lifestyle Communities proposed the following:
 42.3-acres
 571+ Total Residential Units
• 350 Apartments
• 221+ Detached single-family estate lots, manor lots, cottage lots and
townhomes.
o Mix of for sale and for rent product
 Approximately 150,000+ sq. ft of medical office and a 20,000 sq. ft.
conference center
 Retail on first floor of the apartment buildings
 Mix of 3 to 4 story buildings along High St.
 Open Space
• Shelter house – Tucker Creek Preserve
• Multi-use trail – Tucker Creek Preserve
• Formal greenspace in the form of a village green at the entrance to
High St.
• Community park to the rear of the site
• Scattered open space throughout the site
• On February 9, 2017, OhioHealth made application to construct a new 20,000 sq. ft. twostory medical office building along the N. High St. frontage just north of the Conference
Center.
o The application was eventually withdrawn by OhioHealth when the West Ohio
Annual Conference decided to exercise their option to purchase 3.42-acres of land
that include the area where the new medical office building was to be constructed.
• On June 8, 2017, the Municipal Planning Commission reviewed and approved a request by
the West Ohio Conference Annual Conference of the United Methodist Church to create a
new 3.42-acre lot for their existing building and parking at the corner of High St. and
Wesley Blvd. that met all the legal requirements to create a new lot as outlined in the
Planning & Zoning Code. City Council ultimately approved the request on June 19, 2017.
• On March 26, 2020, the Municipal Planning Commission was scheduled to review a
request by OhioHealth to rezone 3.35-acres at the corner of Larrimer Ave. and N. High St.
from R-10 (Low Density Residential), S-1 (Special) and C-2 (Community Shopping
Center) to the C-3 (Institutions & Office) to permit the construction of a new 60,000 sq. ft.
three-story medical facility that would house medical services, including an emergency
department, primary care, imaging and a host of specialty services.
o The application was withdrawn by OhioHealth after they were unable to come to
an agreement with the property owner to move forward on the site.
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•

On October 6, 2020, Thomas Hart, on behalf of Lifestyle Communities, filed an
application to rezone 37.843-acres from the R-10 (Low Density Residential), S-1
(Special) and C-2 (Community Shopping Center) and C-3 (Institutions & Office) to a
PUD, Planned Use District for the redevelopment of the United Methodist Children’s
Home site to a mixed-use development that would include detached single-family home
sites, townhomes, apartments, retail, restaurants, office and greenspace.
o The request was to go before the Architectural Review Board and the Municipal
Planning Commission on November 12, 2020, however the applicant requested to
table until the December 10, 2020 meeting. The applicant then requested to table
the request to the meeting on January 14, 2021.

Current Proposal by the Applicant
•
•

•
•
•

Total Acreage = 37.8-acres (Parcel #s:100-006774, 100-002425 & 100-002427)
730 Residential Units
o 24 units – Single-family
o 94 units – Multi-family - Townhomes w/garages
o 72 units – Multi-family - Townhomes & flats
o 540 units – Multi-family – Parking Garage
60,000 sq. ft. of commercial/retail
25,000 sq. ft. of medical office
6.4 acres – Tucker Creek

SUBAREA

USE

#1
#2
#3
#4

Single-family
Multi-family
Multi-family
Multi-family
Commercial
Medical Office
Tucker Creek

LOTS/UNIT/SQUARE
FOOTAGE
24 units
94 units
72 units
540 units
60,000 sq. ft.
25,000 sq. ft.

Height

ACRES

DENSITY

35 feet
60 feet*
60 feet*
40’- 62’**
***
***

5.9 acres
9 acres
5.1 acres
11.4 acres

4.1 lots/acre
10.4 DU/acre
14.4 DU/acre
47.8 DU/acre

#5
6.4 acres
TOTAL
730-units
37.8 acres
19.3 DU/acre
Staff Comments:
*
The proposed height does not appear to be correct.
**
Does not appear to measure the height of the building to the peak or per the height of a
building definition found in the Planning & Zoning Code.
***
Has not been provided.
Project Details as described in the application
Subarea #1
• 5.9 acres
• 24 single-family lots
o For sale product
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o
o
o
o
o
o
o
o
o
o
o

2 parking spaces per dwelling unit
Lot Width: Minimum 55-feet wide
Minimum Lot Size: 6,875 sq. ft.
Unit Square Footage Minimum: 1,600 sq. ft. to 2,800 sq. ft.
2 ½ stories, 1 ½ stories or single-story buildings – max height of 35 feet
Front Setback: 20 feet
Rear Setback: 20 feet
Side Yard: 5 feet
Fronting on a proposed public roadway
4.1 Dwelling Units/acre
Architectural Design & Standards Proposed – See Development Text

Subarea #2
• 9 acres
• 94 townhomes
o For sale product
o Garages
o 1.5 parking spaces per dwelling unit
o Unit Square Footage Minimum: 1,000 sq. ft.
o 2-3 stories: max height of 60 feet (Staff Comment: This is the height noted in the
application. The proposed height does not appear to be correct)
o Lot sizes of 16-feet to 24-feet wide by a minimum of 92-feet deep
o Front Setback: 10 feet, porches no closer than 4 feet
o Fronting on a proposed public and private roadway
o 1.3-acres of public and private open/green space
o 10.4 Dwelling Units/acre
o Architectural Design & Standards Proposed – See Development Text
Subarea #3
• 5.1 acres
• 72 townhomes
o For rent product
o Mix of attached garages or access to a garage
o 1.5 parking spaces per dwelling unit
o Unit Square Footage Minimum: 700 sq. ft. to 1,300 sq. ft.
o Max height of 60 feet (Staff Comment: This is the height noted in the application.
The proposed height does not appear to be correct)
o Dwelling Unit Mix:
 One Bedroom: 30% at 700 sq. ft. – Approximately 28.2-units
 Two Bedrooms: 60% at 1,100 sq. ft. – Approximately 56.4-units
 Three Bedrooms: 10% at 1,300 sq. ft. – Approximately 9.4-units
o Front Setback: 10-feet
o Fronting on a proposed private roadway
o 0.6 acres of public and private open/green space
o 14.1 Dwelling Units/acre
o Architectural Design & Standards Proposed – See Development Text
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Subarea #4
• 11.4 acres
• 540 multi-family units
o For rent product
o Parking Garage
o Unit Square Footage Minimum: 500 sq. ft. to 1,300 sq. ft.
o 5-stories: Max height of 80 feet
o Dwelling Unit Mix:
 One Bedroom: 30% at 500 sq. ft.; 162-units
 Two Bedroom: 60% at 1,000 sq. ft.; 324-units
 Three Bedroom: 10% at 1,300 sq. ft.; 54-units
o 47.8 Dwelling Units/acre
o Architectural Design & Standards Proposed – See Development Text
• Commercial Office/Retail – See Development Text for list of all uses
o 60,000 sq. ft.
o Two 5-level parking garages, two surface lots and on-street parking
o Max height of 80 feet
• Medical Office
o 25,000 sq. ft.
o Two 5-level parking garages, two surface lots and on-street parking
o Max height of 65 feet
• Setbacks:
o High St.: 25-feet
o Longfellow Ave.: 25-feet
o Larrimer Ave: 20-feet
o Private Streets: 10-feet
o Southern Property Line: 10-feet
• Fronting on a mixture of private roadways and existing roadways (High St., Larrimer Ave.
and Longfellow Ave.)
• The applicant has proposed that private streets be 36-feet in width, 20-feet wide drive aisles
and 8-feet for parallel parking spaces on each side and placed in a reserve that is 56-feet in
width.
• Alleys are proposed to be 16-feet wide and placed in a reserve that is 20-feet in width.
• Surface parking lots shall be constructed with 9’x19’ parking spaces with a drive aisle of
22-feet in width.
• Bicycle parking will be provided throughout the site.
• Cross access easements are proposed throughout the site.
• 1.2-acres of public and private open/green space
• Architectural Design & Standards Proposed – See Development Text
Subarea #5
• Tucker Creek Preserve
o 6.4-acres
 5.7 acres – preserved natural area with a conservation easement, and/or
dedicated to the City for public ownership and use
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0.7 acres – stormwater basin for the development, will not be conveyed to
the City and will be maintained by the homeowners’ association (HOA).
 3.1 acres of the 6.4 acres is already located in an easement that restricts
development in this area. This includes a mix of slope, stormwater,
sanitary, water and channel easements.
o No additional amenities proposed at this time.


Traffic
The applicant has provided a Traffic Impact Study which is being reviewed by the City’s traffic
consultant. Preliminary findings of the Study include the following:
• When warranted, a new signal should be installed on High St. across from the Worthington
Municipal Building.
• When a new signal is constructed, the existing southbound fire signal control should be
moved to the new High St. signal.
• Pavement markings should be revised on High St. for a100-feet northbound left turn lane
at the new entrance on High. St.
• Pavement markings should be revised on High St. for a 200-feet southbound left turn lane
to Worthington-Galena Rd.
• Signs, pavement markings and signal operation should be modified to allow for east/west
movements at the intersection of High St., Wesley Blvd, Worthington-Galena Rd. and
Crandall Dr.
Parking
The applicant provided the following table summarizing the proposed parking included in the
application.
Subarea

Lots/Unit/SF

#1
#2

24
94

#3

72

#4

540 units
60,000 SF
25,000 SF

#5
TOTAL

N/A
730

Notes:
1.
2.
3.
4.
5.

Parking
Proposed
Proposed
Required* Surface Parking Garage/Structure
2/unit = 48 Garage/Driveway
48
1.5/unit =
(See Note #1)
188 (2-car)
141
1.5/unit =
100 (Lot)
52
108
(See Note #4)
1/unit = 540
1/150 = 400
66 (Lot)
853 (5 Level
1/250 = 100
85 (On-Street)
Parking Garage)
Total = 1,040
N/A
N/A
N/A
1,337
251
1,141

On-street parking is included
Parking counts within subareas to be finalized with the final development plan
ADA accessible spaces will be provided
Includes spaces behind garage
Within subareas 2,3 & 4 alleys shall have “No Parking” signs
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Total
48
188
152
1,004
N/A
1,392

Staff Comments:
Chapter 1174 of the Planning & Zoning Code provides the following parking standards:
• The required parking referenced in the chart above appears to be inconsistent with the
parking requirements found in the Planning & Zoning Code.
• Parking and service areas shall be designed and located to protect the character of the area.
• Non-Residential Uses – Parking shall be adequate to serve the proposed uses but shall not
exceed 120% of the required parking found in Section 1171.01.
• Residential Uses – Not less than one parking space per dwelling unit.
• Bicycle Parking – Should be adequate to serve the proposed uses.
The application references a required parking amount for residential units that is incorrect. The
parking requirement for residential uses is not less than one parking space per dwelling unit.
Tree Preservation & Replacement
A Tree Survey & Preservation Plan was provided by the applicant and was reviewed by the City
Arborist. The following items were noted in the Tree Survey:
• 365 trees to be removed = 6,264 caliper inches
o 29 dead
o 28 poor condition
o 2 Ash trees
o 306 healthy trees
• 6,264 caliper inches – 1,069 caliper inches* = 5,195 caliper inches
* The dead and poor condition trees and Ash trees are not counted in determining the loss of caliper
inches of trees for either replacement or fee payment, thus the associated caliper inches (1,069)
associated with those trees is deleted from the total caliper inches of trees to be removed
The submitted Tree Survey and Preservation Plan indicated tree replacement will be included as
part of the redevelopment of the site and will be finalized with a detailed landscape plan at the
Final Development Plan for the PUD. Tree replacement was described in the application as
follows:
• Street Trees – provided on all public and private streets at 1 tree per 40 linear feet of street.
o Minimum of 3-inch caliper at installation
o Approximately 284 trees at 3 inches = 852 inches
• Alley/Parking Lot Island Trees
o 30 trees at 2.5 inches = 75 inches
• Open Space Tree Plantings
o 80 trees at 2.5 inches = 200 inches
• Buffer Plantings
o Stormwater Pond – 10 trees at 2.5 inches = 25 inches
o Bickford Assisted Living Facility – 8 evergreens at 3 inches/6 feet high = 24 inches
• Other Locations
o Replacement trees can be located in other off-site public property locations.
• When taking into account the amount of caliper inches to be lost (5,195) and the total
caliper inches of proposed replacement trees (1,176), the submittal notes there remains
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4,019 inches that would need to be replaced with additional trees or a Tree Replacement
Fee of $150/caliper inch for a total fee of $554,400.00 would be applied.
Staff Comments:
• Staff calculates the fee at $150/caliper inch for 4,019-inches for a fee of $602,850.00, not
$554,400.00.
• All street trees and landscaping plans will need to be reviewed by the City Arborist.
The applicant is requesting the following items in relation to the Tree Replacement Standards
• Requesting the dedication of Tucker Creek Preserve to count towards the Fee-in-lieu of
Tree Replacement.
• Requesting the Fee-in-lieu of Tree Replacement and/or the number of trees replaced offsite shall be based on $150/caliper inch.
• The applicant states that full on-site replacement is not feasible and would result in
overcrowding on the site.
• The applicant states this is an unreasonable burden on the property if the fee-in-lieu is paid
or if replacement occurs off-site. The applicant is requesting a waiver of all fees.
• The applicant states that they are committed to a reasonable and balanced tree replacement
standard that includes on-site replacement, off-site replacement, and crediting in order to
meet the spirit and intent of the code, while resulting in fairness.
o Applicant states they will work in good faith with City to find other off-site
replacement location on public lands to reduce the credit.
Public Area Payments – Special Park Fund
City Code contains the following requirements for contributions to the Special Park Fund:
• Commercial & Industrial Space = $100.00 per 1,000 sq. ft.
• Residential = $250.00 per dwelling unit
•

Utilizing the Code requirements and applying them to the proposed development results in
the following fee calculation:Proposed Uses:
o Commercial – 85,000 sq. ft. = $8,500.00
o Residential – 730 units = $182,500.00
o Total Fee = $191,000.00

The applicant states the property is valued at $165,688.00 per acre and believes the value of Tucker
Creek Preserve is valued at $944,422.00 and believes there is a credit balance to the developer
since the developer is proposing to dedicate the Tucker Creek Preserve to the City.
Staff Comment:
• The 3.1 acres of the 6.4 acres of the Tucker Creek Preserve is already located in an
easement that restricts development in this area. This includes a mix of slope, stormwater,
sanitary, water and channel easements. Staff questions the suggested valued of the Tucker
Creek Preserve given these easements and the associated restrictions on development.
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Public Space Amenities
City Code requires public amenities which directly affect the quality and character of the public
domain as part of PUD developments. The amount of required public amenities is calculated based
on gross floor area. The application provided the following calculation:

*Calculated by the applicant

Staff Comment:
• Staff does not fully understand or agree with the above calculation at this time.
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Utilities
The application includes the following information about utilities:
• Water, sanitary sewer, surface drainage and utility facilities will be serviced by the existing
available water/sewer lines and connections.
• Sanitary Sewer:
o Existing 12-inch located along the southern property line
o Existing 10-inch extends into the site from the 12-inch sewer line
• Water:
o Existing 12-inch located along N. High St.
o Existing 12-inch located along Wesley Blvd.
• Stormwater:
o Proposed wet detention basin along the Tucker Creek Preserve near Evening St.
 Mix of stormwater storage vaults and surface detention to be utilized in the
open space areas and parking areas.
 Proposed to be designed to meet all stormwater requirements for water
quantity and water quality per Ohio EPA standards and City of Columbus
stormwater requirements.
Easements
The application provides the following information regarding easements:
• Cross access easements, shared parking agreements, utility and access easements between
subareas will be finalized by the time of Final Plan.
Phasing Plan
The application proposes the following phasing plan for construction:
• Developed based on zoning approval and finalized at the time of the Final Development
Plan.
• Construction to begin with the single-family development. The commercial/office uses
along High St. are subject to market conditions.
Staff Comment:
• The commercial office included in this proposal is the portion of the development that
would provide economic benefit to the City and help offset the cost of services that are
provided given the City’s heavy reliance on income tax as a revenue stream. Staff is
concerned that only the residential portion of the project will get constructed without the
commercial office needed in the High Street Mixed Use Zone.
• Staff is also concerned about the timeliness of construction of the open space that is to be
provided on the site.

Page 13 of 34
ARB/MPC Meeting January 14, 2021
Memo – Brown

Land Use Plans
This section of the memorandum highlights the language related to this site contained in various
land use plans and regulations of the City. Links to the full documents are included at the
beginning of this memorandum and in the highlights below.
Worthington Comprehensive Plan – UMCH Focus Area - 2014
Since the Comprehensive Plan was updated in 2005 and included a strategic redevelopment plan
for the site, City leaders have anticipated a redevelopment on the site that would include a mix of
uses and open space across the site. The City studied the property again in 2014 and adopted
amendments to the 2005 Comprehensive Plan in 2014, refining the stated desired outcome for the
property. This area has been identified in the 2014 document as a good location for a mix of
commercial uses along the High St. frontage, mix of residential uses and a significant amount of
usable open space.
The 2005 Comprehensive Plan identified the UMCH site as strategic for future growth, a matter
particularly critical for an established community like Worthington. While the 2005 plan presented
an example of two possible redevelopment scenarios, this update document provides a more indepth consideration of appropriate redevelopment parameters.
This section of the agenda item memorandum will highlight the language from the 2014 update to
the Comprehensive Plan regarding types of land use on the site. The Plan update indicates “. . .
redevelopment of this site must create a high-quality, mixed-use development that is walkable,
connected, and integrated within the site and with the City. This mix of uses should contain a range
of residential types together with commercial office and neighborhood retail uses integrated with
contributing and shared green space and amenities – all of which complement each other to create
an active, vibrant place. Any proposed design must be sensitive to the neighborhoods adjacent to
the UMCH site, as well as to the natural features related to Tucker Creek. Any development that
occurs within the focus area should relate internally to the site and to an overall plan, even if it is
built at different times.”
Future Land Use Zones: The 2014 update identified four general zones for the property:
• High Street Mixed Use
• Worthington Estates Edge
• Neighborhood Core
• Tucker Creek Preserve
High Street Mixed Use:
The High Street Mixed Use zone is described in the 2014 document as follows:
North High Street is the commercial spine of the City of Worthington . . . [and] is
a good location for commercial office use. . . [I]ncome tax generating employment
uses such as office are critical to the fiscal sustainability of the City. In addition,
this site’s close proximity to historic Old Worthington makes it a prime location for
walkable residential development and denser, amenity-rich housing types. . . This
location along High Street is attractive for retail and service uses as well. It is not
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the desire of the City, however, to create a third retail center in close proximity to
Old Worthington and the Shops at Worthington Place. Retail in this location should
be neighborhood scale and serve the development that occurs on this site and that
exists in the surrounding neighborhood; and it should help to activate the High
Street frontage.
The High Street Mixed Use zone consists of the frontage of the UMCH site along
High Street. It permits a mix of office, residential, and retail uses with the focus on
commercial office and medical uses with subordinate residential and limited retail
uses. Buildings in this zone should be a minimum of two stories and a maximum
of five stories in height with attractive, four-sided architecture. Buildings in this
zone should address the streets, activate the street frontage, and include
opportunities for outdoor dining and other pedestrian-focused activities.
It is expected that the buildings adjacent to High Street will be commercial offices.
Residential uses might occur behind as a transition to the Neighborhood Core.
Neighborhood-oriented retail uses can complement the development in the first
floors of office and residential buildings. The objective of the High Street Mixed
Use zone is to create a high-quality, dense, walkable, connected, mixed-use
development that creates a dynamic space and signature address to attract Class A
office tenants along High Street and add vitality and life to the High Street corridor.
In order to create a walkable environment, it is expected that buildings will line
public streets and most parking will be located at the center of blocks, screened
from public streets by attractive buildings. Parking beneath buildings may also be
considered, provided the public street frontage of a building is activated. By
providing a mix of uses within the High Street Mixed Use zone, parking areas can
be shared to optimize their use. To achieve the desired densities, parking decks are
encouraged to be integrated into the site. Features expected as part of any parking
deck or structure include masonry and architectural elements to dress up the
exterior, windowed stair towers, and lush landscaping and pedestrian connections.
Parking structures and/or parking lots could be lined with residential and/or retail
development to separate and screen them from the Neighborhood Core. Where the
High Street Mixed Use zone is opposite existing single-family residential
development, it is expected that the new development will consist of residential
development and/or substantial and attractive buffers.
As with all development in the UMCH focus area, it is to be high-quality in
character and design with four-sided architecture. It should follow the Worthington
Design Guidelines.
Worthington Estates Edge:
The Worthington Estates Edge is described as follows:
This zone is where development in the UMCH focus area should create a desirable
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transition between it and the existing single-family housing development that
surround its north and west sides. The surrounding development consists of homes
on third-of-an-acre lots. The Worthington Estates Edge zone calls for single-family
residential development on lots between a third-of-an-acre and a fifth-of-an-acre.
This equates to a residential density similar to Worthington Estates (3 dwelling
units/acre) and Old Worthington (4-5 dwelling units/acre). The structures are
limited to the same two-and-a-half story height as the surrounding neighborhood.
These may be single-family, detached homes that are more current, updated
versions of what is found in the surrounding neighborhoods. Or they may be smaller
homes with smaller yards that provide first floor living opportunities for
Worthington residents — an option in which many residents expressed an interest
during the community meetings. They may be something in between. Regardless,
these homes must be of high-quality design, differentiated architecture, and in close
proximity to amenities. This zone is for custom-built, individualized homes and not
one for homes with repetitious floor plans.
Housing in this zone should consist of individual units, potentially with lots of
different sizes, fronting on a street or streets. The use of cul-de-sacs is strongly
discouraged. These new lots must include rear or side yards to provide a substantial
buffer and green landscape between these structures and the rear yards of existing
homes. Attractive storm water systems designed as a naturalized amenity can be
placed within the Worthington Estates Edge zone.
As with all development in the UMCH focus area, it is to be of high-quality in
character and design with four-sided architecture. It should follow the Worthington
Design Guidelines.
Neighborhood Core:
The document describes the Neighborhood Core zone as follows:
The Neighborhood Core zone represents the most flexible zone of the UMCH focus
area because it is internal to the site. It consists of a higher density neighborhood
that creates a transition from the single-family homes along the periphery of the site
to the more active uses proposed closer to High Street.
The Neighborhood Core calls for residential development at a density between six
and fourteen dwelling units per acre (6-14du/ac) gross density with a height limit
of three stories. It is expected that the Neighborhood Core will be developed with
more than one housing type and at more than one density level. The expected
amount of park space and amenities correspondingly increases with the density. For
a density reference, Ville Charmante along West Wilson Bridge Road is over seven
dwelling units per acre.
This area creates the opportunity to introduce different types of housing options
that are not readily available in the city. This area should provide residential living
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that is underrepresented in the market and complements Worthington’s current
offerings, addressing the needs of aging Worthington residents, future young
professionals, and those desiring amenity-rich living. . .
Examples include a mix of single-family detached homes on small lots with rear
alley garages, homes with great front porches for outdoor gathering, custom homes
designed for first-floor living, luxury residences with integrated front auto courts,
well-appointed walk-up townhomes, and a limited number of high-end flats. To be
successful, the Neighborhood Core must incorporate common areas/shared green
space(s). These parks create the community
gathering and development focal point(s). Shared amenities and facilities should
also be provided. In all cases, the buildings must have front doors on inviting tree
and sidewalk-lined streets. The objective is not to have streets dominated by
garages, so garages must be de-emphasized – set back or placed to the rear of
structures, creating a very walkable neighborhood.
As with all development in this focus area, the community expects this development
to be of high-quality in character and design and adhere to the Worthington Design
Guidelines.
Tucker Creek Preserve:
Finally, the Tucker Creek Preserve zone is described in the document as follows:
The southern boundary of the UMCH focus area is the beautiful and wooded Tucker
Creek ravine. This plan calls for preserving this area as a natural green space
amenity for the site and the community. The creek and the steep slopes that
surround it are not developable and the wooded areas along it are important
contributing and environmental features.
The community expressed a strong desire to continue linking neighborhoods, parks,
and destinations with multi-use trails throughout the City. This includes achieving
a dedicated trail along Tucker Creek that highlights this natural feature and provides
an amenity and potential bicycle and pedestrian connection between High Street
and Evening Street.
As part of any development that occurs on the UMCH site, it is expected that any
future developer preserves the Tucker Creek ravine and wooded area. Any storm
water systems in this area must be designed as a naturalized, aesthetic landscape
feature that fits in the environment.
The 2014 document goes on to indicate the boundaries of these zones are flexible and
provides information about ways in which the size of the areas may vary. It then indicates
the importance of park space with the following language:
The creation of park space for community and public enjoyment is an
important component for any redevelopment on the UMCH site. This is in
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addition to the Tucker Creek Preserve. Beyond serving communitygathering functions, the park space is critical to providing place-making in
development layouts as well as a green space balance to the built
environment contemplated in the High Street Mixed Use and Neighborhood
Core zones.
In potential redevelopment scenarios, this additional park space was several
acres divided between the High Street Mixed Use and Neighborhood Core
zones. Park space could be used to provide linear park “windows” into the
site from High Street; neighborhood-oriented parks internal to the site;
and/or extension of the Tucker Creek preserve. The expected amount of
park space and amenities correspondingly increases with the density of
development proposed on the UMCH site. Park space as discussed here
must be useable, contributing ground for residents, workers, and visitors of
the redeveloped site, and not, for example, storm water controls or left-over
ground.
It is expected that the developer(s) of the UMCH site will integrate usable
park land into the development and work with the City to provide acreage
in the High Street Mixed Use and Neighborhood Core zones as park space
useable by the community.
Creating this additional park space within the UMCH focus area will
address the community’s desire for park space and amenities here. The
public process generated numerous ideas for amenities worthy of further
consideration. It is important that the City and the Worthington Parks and
Recreation Commission work with the community to plan for and create
parks that include the desired amenities in the appropriate places within the
City and at this site.
The 2014 document goes on to include information related to Design Guidelines, connectivity,
street intersections, the High Street frontage, landscaping and buffers, storm water and public
private partnerships which can be found in the full document.
Worthington Comprehensive Plan – UMCH Focus Area – 2014 - High Street Frontage Guidelines:
The potential redevelopment of the UMCH focus area creates a change in the consideration of
setbacks along High Street in these blocks. To achieve the desired walkability, vitality, and
screening of parking along Worthington's signature street, it is expected that multi-story buildings
will be constructed closer to the High Street right-of-way, with parking located behind the
buildings. The buildings should engage High Street with broad sidewalks, storefronts, front entries,
and outdoor seating that provide an inviting strolling environment for pedestrians. The buildings
constructed along High Street will set the tone and impression for the entire UMCH focus area. As
such their architecture, materials, quality, interest, aesthetics, and vitality are critical. These
buildings should have a predominance of brick and complement the community character.
Buildings along High Street must have the majority of their building face fronting/ parallel to the
street. Buildings are expected to be at least two stories in height with substantially transparent
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storefronts on the first floor, whether retail or office, to activate the street. Operational building
entries must be provided along High Street regardless of parking orientation. Neither single-story
commercial buildings nor retail buildings on out lots are part of the vision for the UMCH focus
area, nor are buildings placed in the middle of parking lots.
Generally, it is anticipated that buildings will be setback from the High Street curb line an
appropriate distance based upon the architecture and use(s) of the buildings. The streetscape
section between the building and the curb should include a sizable tree lawn or street trees in
planters (ten feet +/-), at least an eight-foot-wide unobstructed sidewalk, and an outdoor seating
and/or landscape planting area. As the building height increases, the buildings should consider the
relationship between the setback, the street corridor, and the building height. It is expected that if
fourth or fifth stories are included, a variety of techniques will be implemented to mitigate any
potential "canyon" effect along High Street, such as the use of floor terracing, changes in building
massing, insertion of a green commons, recessed seating and dining areas, and lush landscaping to
name a few.
While it is preferred that parking be provided to the rear of building, if parking is provided in front,
it should be consistent across the frontage and be limited to either one row (single bay) of parking
or on-street parking for short customer visits. Parking visible between buildings should be screened
by landscape and/or masonry wall.
Development within the UMCH should be well landscaped, with particular focus on the
streetscapes, building edges, buffers, and public park/community commons. Landscaping should
be substantial, lush, well-planned, and commonly maintained. Landscape should emphasize native
species where possible.
Worthington Comprehensive Plan - 2005
The 2005 Comprehensive Plan identifies portions of High Street outside of the historic core as
High Street Corridor (Extents Area) and as a place where consistent site design should be
encouraged such as landscape screening and interior planting of surface parking areas, and where
the location of large parking areas should be to the rear of the site. The corridor could accommodate
redevelopment at a higher density, with such projects meeting the needs of the City, providing
green setbacks and meeting the Architectural Design Guidelines. The plan recommends promoting
a high-quality physical environment, encouraging the City to continue to emphasize strong
physical and aesthetic design, and high-quality development. Also recommended is encouraging
the private market to add additional commercial office space within the City. The UMCH property
was specifically addressed in that section of the plan, with concepts establish for mixed use
development on the site. This section specifically focused on the UMCH property was updated
with the 2014 document.
Chapter 1177 - Worthington Design Guidelines and Architectural District Ordinance
This property is located within the Architectural Review District and as such is subject to the
Architectural District Code (Ordinance) and the Worthington Design Guidelines. The Design
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Guidelines contain the following recommendations for new commercial/institutional and new
residential construction in the parts of the District outside of Old Worthington:
New Commercial/Institutional Sites
1. Scale, Form & Massing: Extension of the pleasant scale of Old Worthington into new
areas is desirable. Consider breaking down larger buildings into a series of smaller masses
with connectors between them. Inclusion of sidewalks, pedestrian-scaled signage, and
planting and lawn areas will help communicate a sense of a walkable pedestrian scale.
Simple geometric forms and uncomplicated massing tend to make buildings more userfriendly and help to extend the character of Old Worthington into the newer development
areas. Carefully designed building facades that employ traditional storefronts -- or similarly
sized windows on the first floor -- will help make new buildings more pedestrian-friendly.
2. Setbacks: Parking areas should be located toward the rear and not in the front setbacks if
at all possible. Unimpeded pedestrian access to the front building facade from the sidewalk
should be a primary goal. Building up to the required setback is desirable as a means of
getting pedestrians closer to the building and into the main entrance as easily as possible.
3. Roof Shape: Generally, a traditional roof shape such as gable or hip is preferable to a flat
roof on a new building. Roof shapes in a development do not have to be identical but can
vary – just as in Old Worthington – to provide visual variety. Roof shapes should be in
scale with the buildings on which they are placed. Study traditional building designs in Old
Worthington to get a sense of how much of the facade composition is wall surface and how
much is roof.
4. Materials: Traditional materials such as wood and brick are desirable in newer areas, but
other materials are also acceptable. These include various metals and plastics; poured
concrete and concrete block should be confined primarily to foundation walls. Large areas
of glass are appropriate for the first floors of new buildings, where they resemble the
commercial storefronts typical of older buildings. On upper floors, avoid large areas of
glass in favor of a more traditional pattern of window openings spaced regularly across the
building’s wall. Avoid any use of glass with highly reflective coatings. Some of these may
have a blue, orange, or silver color and can be as reflective as mirrors; they generally are
not compatible with other development in Worthington. Before making a final selection
of materials, prepare a sample board with preferred and optional materials.
5. Windows: On long facades, consider breaking the composition down into smaller
“storefront” units, with some variation in first and upper floor window design. Use
traditional sizes, proportions and spacing for first and upper floor windows. Doing so will
help link Old Worthington and newer areas through consistent design elements.
6. Entries: Primary building entrances should be on the street-facing principal facade. Rear
or side entries from parking lots are desirable, but primary emphasis should be given to the
street entry. Use simple door and trim designs compatible with both the building and with
adjacent and nearby development.
7. Ornamentation: Use ornamentation sparingly in new developments. Decorative treatments
at entries, windows and cornices can work well in distinguishing a building and giving it
character, but only a few such elements can achieve the desired effect. Traditional wood
ornamentation is the simplest to build, but on new buildings it is possible to use substitute
materials such as metal and fiberglass. On brick buildings substitute materials can be used
to resemble the stone or metal ornamental elements traditionally found on older brick
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buildings. As with all ornamentation, simple designs and limited quantities give the best
results.
8. Color: For new brick buildings, consider letting the natural brick color be the body color,
and select trim colors that are compatible with the color of the bricks. It may be acceptable
to paint new brick walls. Generally, lighter colors should be used for this purpose, with
darker colors for trim. Prepare a color board showing proposed colors.
9. Signage: Keep and repair any historic signage that is appropriate to the Architectural
Review District. While the regulations permit a certain maximum square footage of signs
for a business, try to minimize the size and number of signs. Place only basic names and
graphics on signs along the street so that drive-by traffic is not bombarded with too much
information. Free-standing signs should be of the “monument” type; they should be as low
as possible. Such signs should have an appropriate base such as a brick planting area with
appropriate landscaping or no lighting. Colors for signs should be chosen for compatibility
with the age, architecture and colors of the buildings they serve, whether placed on the
ground or mounted on the building. Signs must be distinctive enough to be readily visible,
but avoid incompatible modern colors such as “fluorescent orange” and similar colors.
Bright color shades generally are discouraged in favor more subtle and toned-down shades.
10. Sustainability: The City of Worthington and its Architectural Review Board are interested
in encouraging sustainable design and building practices, while preserving the character
and integrity of the Architectural Review District. Energy conservation methods are
encouraged. Landscape concepts often complement energy conservation and should be
maintained and replenished. Utilize indigenous plant materials, trees, and landscape
features, especially those which perform passive solar energy functions such as sun shading
and wind breaks. Preserve and enhance green/open spaces wherever practicable. Manage
storm water run-off through the use of rain gardens, permeable forms of pavement, rain
barrels and other such means that conserve water and filter pollutants. Utilize solar panels
where appropriate that meet the guidelines outline in the Design Guidelines. Bike racks
and other methods of facilitating alternative transportation should be utilized. Streetscape
elements should be of a human scale. Make use of recycled materials; rapidly renewable
materials; and energy efficient materials. Use of natural and controlled light for interior
spaces and natural ventilation is recommended. Minimize light pollution.
New Residential Sites
1. Form, massing and scale: New structures should complement the form, massing, and scale of
existing nearby structures. Also, building placement and orientation are important design
considerations. Most main entrances should face the street and garages should avoid facing
the street.
2. Setbacks: Observe the setbacks of adjacent and nearby structures.
3. Roof: Roof shapes for new buildings should be appropriate to the style or design of the
building. If a new building does not follow a particular style but is instead a vernacular
design, then roof shapes and heights similar to those in the neighborhood or nearby would be
most appropriate.
4. Materials: Contemporary materials that simulate traditional ones are appropriate, but the
preferred option is to use true traditional materials such as wood siding. Incompatible
contemporary materials should be avoided. Brick has long been a traditional material in
Worthington. Prepare a sample board for review by the Architectural Review Board.
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5. Windows: For new buildings, multiple-paned windows generally are not appropriate. The
exception is a building being built in a particular style -- such as Federal, Greek Revival or
Colonial Revival -- that would have employed this window type. When in doubt, simple 1
over 1 double-hung sash windows are usually the simplest, least expensive and most
appropriate choice. Using the excellent precedents of Worthington’s many historic structures,
carefully design the pattern of window openings; window sizes and proportions (they must be
appropriate for the size and proportions of the wall in which they are placed); pattern of
windowpanes and muntins; and trim around the windows. Good quality wood windows are
readily available and more affordable than in the past. True wood windows are always the
first preference. Aluminum- or vinyl-clad windows can be appropriate, but primarily on
secondary facades and less conspicuous locations. All-aluminum or vinyl windows are not
prohibited but are not encouraged. Avoid blank walls.
6. Entries: As with other design considerations, study Worthington’s rich collection of 19th and
20th century architecture for design ideas for entrances and doors. For newly built buildings,
simpler designs usually look better than more ornate ones. Avoid heavy ornamentation on
doors and entrances. Observe entry placement on existing buildings. Whether located
symmetrically or asymmetrically, entries usually are aligned with a window on the second
floor so that a regular rhythm of openings is maintained on both floors. Entries should be
located so they are easily visible, and they should be oriented toward the street.
7. Ornamentation: Observe Worthington’s excellent historic architecture for information on the
kinds and amounts of ornamentation employed on various building styles and periods. Use
ornamentation conservatively. It will be most successful if used in traditional locations:
around windows and doors; along a building’s cornice or at the corners; in gables; or on gates
and fences. Most ornamentation historically was made of simple forms built up to a desired
level of complexity. When in doubt, follow the old rule that “less is more.” Sometimes just a
little ornamentation, well placed, can have a major impact without the need for more
extensive (and expensive, and hard-to-maintain) ornamentation. Use compatible materials in
ornamental elements. Frame houses should have wood ornamentation, although in cases
where the ornamental elements are some distance from the viewer it may be possible to use
substitute materials such as fiberglass.
8. Color: In general, avoid bright colors not typical in Worthington neighborhoods, such as
various shades of purple or orange. For infill buildings being placed in an existing
streetscape, select colors compatible with those already used along the streetscape. Many
buildings follow a pattern of light colors for the building body and darker colors for the trim.
Following this pattern is encouraged. In Worthington, the use of white or cream-colored trim
also is common and would be appropriate for new construction. Avoid using too many
colors. Usually one body color and one trim color are sufficient.
9. Landscaping: Worthington’s mature shade trees are the primary landscaping feature
throughout the community. They are a major contributor to its character and help define its
neighborhoods as stable, desirable places to live. In general, lawns are generous but not overly
large, which contributes to the sense of human scale that is one of Worthington’s important
attributes. Other landscaping elements tend to be properly scaled and well-tended, which also
tends to enhance neighborhood character. Maintain and nurture mature trees to prolong their
lives. Plant and maintain street trees in planting areas between the street and sidewalk. Paving
can sometimes reduce water absorption of the soil so much that trees do not get the moisture
they require.
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Chapter 1177.05 Standards for Review: Certificate of Appropriateness
1177.05 Standards for Review: Certificate of Appropriateness
The Board of Architectural Review, in deciding whether to issue a certificate of appropriateness,
shall determine that the application under consideration promotes, preserves and enhances the
distinctive historical village character of the community and would not be at variance with
existing structures within that portion of the district in which the structure is or is proposed to be
located as to be detrimental to the interests of the Districts as set forth in Section 1177.01. In
conducting its review, the Board shall make examination of and give consideration to the
elements of the application including, but not necessarily limited to:
(1) Height, which shall include the requirements of Chapter 1149;
(2) Building massing, which shall include in addition to the requirements of Chapter 1149,
the relationship of the building width to its height and depth, and its relationship to the
viewer's and pedestrian's visual perspective;
(3) Window treatment, which shall include the size, shape and materials of the individual
window units and the overall harmonious relationship of window openings;
(4) Exterior detail and relationships, which shall include all projecting and receding
elements of the exterior, including but not limited to, porches and overhangs and the
horizontal or vertical expression which is conveyed by these elements;
(5) Roof shape, which shall include type, form and materials;
(6) Materials, texture and color, which shall include a consideration of material
compatibility among various elements of the structure;
(7) Compatibility of design and materials, which shall include the appropriateness of the use
of exterior design details;
(8) Landscape design and plant materials, which shall include, in addition to requirements
of this Zoning Code, lighting and the use of landscape details to highlight architectural
features or screen or soften undesirable views;
(9) Pedestrian environment, which shall include the provision of features which enhance
pedestrian movement and environment and which relate to the pedestrian's visual
perspective; and
(10) Signage, which shall include, in addition to requirements of Chapter 1170, the
appropriateness of signage to the building.
(11) Sustainable Features, which shall include environmentally friendly details and
conservation practices such as solar energy panels, bike racks, and rain barrels.
Chapter 1174 - Planned Unit District - PUD
The PUD: Planned Unit Development chapter of the Codified Ordinances includes the following
purpose statement:
The purpose of Planned Unit Development is to promote variety, flexibility and
quality for the development of properties in the City of Worthington. Planned Unit
Development allows for more creative planning and design and enables a greater
range of uses than traditional Zoning regulations. Planned Unit Development
allows for the design and mix of uses necessary to meet changing economic and
demographic demands; permits implementation of development standards, plans,
studies, and guidelines adopted by the City Council; and provides the opportunity
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to retain and enhance the character of the City, and the health, safety and general
welfare of the inhabitants.
The chapter goes on to provide additional detail regarding PUD provisions, uses, standards,
submission requirements, procedures, natural features and coordination with other
provisions of the Planning and Zoning Code, which can be found in Chapter 1174 of the
Codified Ordinances of the City.

Staff Comments/Analysis
Staff has focused on broad discussion topics in this section and compared them to the language in
the 2014 Comprehensive Plan Update to manage the initial review of the applications and
materials. City staff has worked diligently to arrange meetings with the applicant to discuss the
almost 500-page application and to clarify understanding of the proposal, however we have only
had two meetings at this time; one meeting to discuss traffic and then a brief discussion concerning
the Development Text in the applications and materials. Timeliness in working with City staff to
schedule meetings has not been easy. More timely and productive meetings are needed for City
staff to better understand the applications and materials that have been provided. The staff
comments/analysis included below is our interpretation of the materials we were provided. A full
review of the detailed criteria in Chapter 1174 PUD Planned Unit Development is still needed and
could not yet be completed due to the limited information available from the applicant.
Discussion Topics:
• Residential Density & Types
• Mix of Land Uses
• Greenspace/Open Space
• Traffic
• Stormwater
• Architecture
• Miscellaneous
Residential Density & Housing Types
The overall density for the proposed residential development is notably higher than the density
included in the 2015 informal proposal. The previous informal proposal from 2015 included more
acreage and High St. frontage; however, it had a lower density than what is proposed today. The
overall site has been reduced by 3.4 acres and 428+ feet of road frontage. The previous density
discussed was 14 units/acre on 41.22 acres and is now 19.3 units/acre on 37.8-acres. The 2015
version was presented at a meeting that had over 350 people attend, and overall, the community
was not supportive of the previous density, layout and amount of usable open space and this
proposal has approximately 200 additional units with less acreage.
The applicant proposes a mix of for-sale and for-rent products throughout the site that include a
mix of floorplans. The mix of floor plans has only few options for single-level living, which is one
of the key things we have heard from our residents that they would like to see offered in the
community.
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Worthington Estates Edge
This area is identified in the 2015 Comprehensive Plan Update (“Plan”) as a transition zone
between the existing single-family housing to the west and north and application proposes singlefamily residential development on lots between a third-of-an-acre and a fifth-of-an-acre. Staff’s
review noted the proposal is generally consistent with the density recommendations found in the
2014 Comprehensive Plan Update with the following comments:
• The rear yard setbacks abutting the existing residential to the west should have a year yard
setback of 30-feet and the lots fronting on Longfellow Ave. should have a front yard
setback of 30 feet to match the existing required setbacks of those homes found in
Worthington Estates.
• Landscaping and buffers are key between the UMCH focus area and the neighboring
residential.
• First-floor living opportunities are important to the Worthington residents.
• Custom-built, individualized homes are desired according to the Plan and recommended
to not have repetitious floor plans, however the applicant submitted a sample of 4-home
plans that would be built by Bob Webb Homes with the caveat that the house models with
the same footprint may be allowed under certain circumstances.
o The Plan states that architecture and design should be rich and varied (not
repetitive/homogeneous) with great attention to detail.
• The Residential Design Guidelines provide guidance on site development, form, massing,
scale, setbacks, roof shape, exterior materials, windows, entries and color.
• The Worthington Estates Edge would remain in the Architectural Review District.
Neighborhood Core
The Plan recommends this area for higher density residential development that creates a transition
from the single-family homes along the periphery of the site to the more active uses proposed
closer to High St. The recommendation is for 6-14-units/acre with a height of 3-stories with more
than one housing type at more than one density with appropriate open space associated with the
proposed density. Staff has the following comments:
• The applicant is proposing an overall density of 12-units/acre in this area with a for sale
and for rent product that is 2-3 stories in height. Some units will have a garage and finished
lower level.
• Residential development in this area of the site is recommended in the Plan at 6-14
units/acre with more than one housing types and at more than one density level. The
proposed 12-units/acre does not incorporate a true mix of housing options. This area
should provide a mix of residential living that is underrepresented in the Worthington
market and addresses the needs of aging residents, future young professionals, and those
desiring amenity-rich living.
• The 2015 proposal from Lifestyle Communities expressed a mix of estate lots, cottage lots,
manor lots and townhomes on the site at approximately 178-units for 13-units/acre;
however, the community comments received on that proposal indicated the density and
product was not what the community wanted to see on the site.
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Subarea #2 and subarea #3 are proposed to develop at different densities with a minimal
mix of styles, however, there appears to be minimal units that provide single-level living.
o Single-level living is one of the things the City has heard is desired by residents and
is not abundantly provided for in this proposal.
The Plan notes that this area creates the opportunity to introduce different types of housing
options that are not available in the City.
o Townhomes are the only housing option offered in this location besides a few
single-level living options.
The northern portion of the Neighborhood Core (subarea #2) has been identified in the
proposal as townhomes at 2-3 stories in height with garages that will be a for sale product.
o This for sale product would serve as a transition from the detached single-family
lots to the west and north to the rental products proposed to the south and east
towards High St.
The Comprehensive Plan recommends a mix of single-family detached homes on small
lots with alley garages, homes with great front porches for outdoor gathering, custom
homes designed for first-floor living, luxury residences with integrated auto courts, wellappointed walk-up townhomes, and a limited number of high-end flats.
o The renderings for the townhomes on the northern portion of the Neighborhood
Core (subarea #2) show front porches and garage accessed by an alleyway, however
these units are all attached townhomes with multiple floors, whereas the Plan
recommends a variety.
The southern portion of the Neighborhood Core (subarea #3) has been identified as
townhomes at 2-3 stories in height with some units having attached garages and are a for
rent product. These units are extremely narrow at 15-feet with a height varying of 2-3
stories. This does appear to offer a limited amount of single-level living options and is at
the maximum density recommended in the Neighborhood Core.
The rental product located in the southern portion of the Neighborhood Core (subarea #3)
does not have a mix of housing types that included detached homes on small lots with rear
alley garages and front porches as referenced in the 2014 Plan. The application identifies
this area for townhomes that do not have front porches for outdoor gathering.
The application states that the total amount of public/private open space is approximately
1.9 acres in size, however there are only a few areas that are reasonably sized areas of open
space in the Neighborhood Core. The areas shown are proposed for recreation, separate
dog park, gazebo, seating area and other small green spaces between the townhomes and
space at the end of buildings.
o The Plan recommends the creation of park space for the community and public
enjoyment as an important component for any development on the site in addition
to the area identified as the Tucker Creek Preserve.
o Park space is critical to providing place-making in development layouts. The
proposed open space does not seem to meet the goal of creating contiguous usable
open space for those living in this development and in all of Worthington. The
proposed green space does not appear to build upon the green space that is
identified as the Tucker Creek Preserve.
o The Plan calls for several acres of park space between the High Street Mixed Use
and Neighborhood Core zones.
o According to the Plan, park space and amenities should increase with density and
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should be useable, contributing ground for residents, workers, and visitors to the
site. The areas shown appear to be left-over ground and an area identified for
stormwater control, which is identified in the Plan as the type of ground that does
not meet the park space goal..
o The Plan and the community have asked for additional park space with amenities
within the UMCH site. At this time, it does not appear that the proposed green
space meets the need for usable contiguous open space that can build upon the
Tucker Creek Preserve as described in the Plan.
High Street Mixed Use
This area consists of the frontage of the UMCH site along High St. and is recommended in the
Plan for a mix of office, residential, and retail uses with the focus on commercial office and
medical uses with subordinate residential and limited retail uses. Staff has the following
comments:
• The proposed 540 apartments with access to a proposed parking garage in this area does
not appear to meet the intent of being subordinate residential.
• The apartments range in height of 3-5 stories in height with some buildings having firstfloor retail.
• The application states they are providing approximately 1.2 acres of open green spaces,
however this includes several areas associated with the apartments and/or amenities
associated with the apartments. This is the area for the clubhouse, pool, volleyball courts
and an interior courtyard surrounded by the apartment buildings and parking garage.
• The 2015 version expressed a mix of medical office buildings, first-floor retail, and
apartments at 350-units. Many community members previously stated that they felt that
350 apartments was too much on the site.
• The site is now 3.42 acres smaller with less High St. frontage and the apartment count has
increased by 190 units in the area along High St.
• Residential uses might occur behind as a transition to the Neighborhood Core.
• Residential use should be subordinate to the primary need for commercial office and
medical uses in the High Street Mixed Use zone.
• According to the Plan, where the High Street Mixed Use is opposite existing single-family
residential, it is expected that the new development will consist of residential development
and/or substantial attractive buffers.
o The apartments are 5-stories in height towards the intersection of Larrimer Ave.
and Longfellow Ave. and the amenities (clubhouse, pool & volleyball courts)
associated with the apartments are located along the curve in Longfellow Ave.
across the street from existing single-family residential. Proper buffer and setback
need to be provided and should not be located directly across the street from
existing residential development.
Mix of Land Uses
As stated in the Plan, redevelopment on this site must create a high-quality, mixed-use
development that is walkable, connected, and integrated within the site and with the City. This mix
of uses should contain a range of residential types together with commercial office and
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neighborhood retail uses integrated with contributing and shared green space and amenities – all
of which complement each other to create an active, vibrant place. Staff has the following
comments:
• Commercial Uses:
o The application proposes 60,000 sq. ft. of commercial retail/restaurant space and
25,000 sq. ft. of medical office space. The proposed square footages are not
consistent with the recommendations found in the Plan.
o Income tax generating employment uses such as office are critical to the fiscal
sustainability of the City.
o Neighborhood scale retail was recommended in the Plan due to the proximity of
this site to Old Worthington and the Shops at Worthington Place as a means to not
create a third retail center.
o An application for the Shops at Worthington Place is currently under review to
demolish approximately 120,000 sq. ft. of an existing retail center at a key
intersection in Worthington due to the challenges of competing with larger retail
centers in in the region while this proposal calls for adding 60,000 sq. ft. of
commercial retail/restaurant to this site.
o The Plan calls for a mix of office, residential and retail uses with the focus on
commercial office and medical uses with subordinate residential and limited retail
uses.
 The proposed retail and residential uses are not subordinate to the
commercial office and medical use recommendations for the site.
o As a landlocked community there are few opportunities to attract new Class A
office tenants in Worthington that are seeking new construction. This site is key to
attracting new office development.
o According to the Plan, neighborhood retail can complement the development in the
first floors of offices and residential buildings, however the abundance of retail
proposed is out of align with the needs of the City seeking more opportunities for
new commercial office development.
• Residential Uses:
o The proposal shows a total of 730-units on the site with a mix of housing types and
are marketed as a rental product and a for sale product. There would be 612 rental
units and 118 for sale units.
 The City has heard from the community that there is a desire for owneroccupied housing units as a means to age in place and stay within the
Worthington community.
o The 2015 proposal from Lifestyle Communities included more acreage and High
St. frontage; however, it had a lower density than what is proposed today. The
overall site has been reduced by 3.4 acres and 428+ feet of road frontage. The
previous density discussed was 14 units/acre on 41.22 acres and is now 19.3
units/acre on 37.8 acres. Over 350 people attend a meeting on this 2015 proposal,
and the community was not supportive of the previous density, layout and amount
of usable open space and this new proposal has approximately 200 additional units
with less acreage.
o The Plan recommends a range of residential types together with office and
neighborhood retail and shared green space and amenities designed to be sensitive
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to the neighborhoods adjacent to the site, and protect the natural features related to
Tucker Creek.
o The proposed number of units does not seem consistent with the Plan and what has
been expressed by the Worthington community.
Greenspace/Open Space- Parkland
The Tucker Creek Preserve has been identified in the Plan as an area to preserve as a natural green
space amenity for the site and the community. The creek and the step slopes are not developable,
and the wooded areas are important contributing and environmental features. There is a strong
desire to continue linking neighborhoods, parks, and destinations with multi-use trails throughout
the City. The creation of park space for community and public enjoyment is an important
component for any development on the site in addition to the Tucker Creek Preserve. Staff has the
following comments:
• There is an opportunity to have a bicycle and pedestrian connection between High St. and
Evening St. and around the entire site that would promote additional bicycle and pedestrian
opportunities and access to greenspace/open space on the site.
o Sidewalks are proposed throughout the site and a small multi-use trail along the rim
of Tucker Creek Preserve; however, the vision was to build upon the Tucker Creek
Preserve’s existing assets. This proposal does not provide amenities that we have
heard the community would like to see on the site.
• Park space is recommended in the Plan to provide a place for community gathering
functions and to provide place-making in the development’s layout as well as a greenspace
balance to the uses proposed on the site.
o Contiguous usable greenspace/open space is key to what the community expects to
the see on the site.
• According to the Plan, the amount of greenspace/open space is expected to increase as the
density on the site increases.
o This proposal does not appear to be in line with that recommendation.
• The Plan indicates park space should be useable, contributing ground for residents,
workers, and visitors to the site and not stormwater ponds or left-over ground.
o Tucker Creek Preserve appears to be cut off from the rest of the site with the only
access being a multi-use path that follows the perimeter of the multi-family units.
o A stormwater pond is proposed along the Evening St. frontage abutting the Tucker
Creek Preserve.
 There might be better ways to incorporate stormwater management on the
site that would be an attraction and benefit to the development.
o The Plan envisioned a possible three season shelter house, outdoor amphitheater,
multi-use paths and more passive recreational uses in the areas around and in the
Tucker Creek Preserve. Nothing has been proposed at this time; however, the
applicant has stated that they would be willing to work with the City on desired
amenities in the appropriate places on this site.
o Access to the Tucker Creek Preserve is blocked by the multi-family housing units
in subarea #2 and #3.
 Contiguous usable greenspace/open space is key to what the community
expects to the see on the site.
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•

o It is expected that greenspace/open space be incorporated into the Neighborhood
Core and the High Street Mixed Use zones as park space useable by the community.
 Many of the proposed pockets of greenspace/open space do not appear
overly inviting to the community.
The Tree Survey & Preservation Plan should be discussed in greater detail. There appears
to be an opportunity to save some high-quality species of trees along the perimeter of the
site, however, there does appear to be some high-quality species of trees in the center of
the site that will likely be removed as part of any development. There might be the
possibility to incorporate some of these trees into the overall design.

Traffic
The City has requested an updated Traffic Study for the site. The previous Traffic Study was
prepared in 2015, updated in 2017 and again in 2018. City staff felt that it was appropriate for an
updated Traffic Study using previous traffic counts for the City since traffic patterns and volume
have substantially changed since the pandemic. Staff has the following comments:
• City staff, including our traffic consultant Arcadis, met with the applicant and their
engineer EMH&T on November 13, 2020 to discuss the following:
o The need for an updated Traffic Study for the site.
 As of January 7, 2020, we have not received an updated Traffic Study.
o Bicycle and pedestrian improvements could be better incorporated into the overall
design.
o Public and private roadways proposed on the site.
 Wesley Blvd. has been proposed to become a public roadway and dedicated
to the City for maintenance.
• City staff has concerns about how this road was constructed and
whether it was constructed to public road standards since it was
originally constructed as a private road.
o Compliance with the City’s Complete Street Policy will be required for all newly
constructed streets.
o The need for vehicular, bicycle and pedestrian connections to the existing
roadways at Evening St., Longfellow Ave., Larrimer Ave., Wesley Blvd. and High
St. and proposed new roadways on the site should be further discussed and
reviewed.
o Improvements along High St. as proposed with the development and streetscape
improvements associated with these improvements need further consideration.
 Streetscape improvements will need to be discussed and incorporated into
the overall design.
o Intersection streetscape improvements at Larrimer Ave. and High St. will need to
be discussed and incorporated into the overall design.
o There is a need to address the intersection of High St., Wesley Blvd, WorthingtonGalena Rd. and Crandall Dr. as part of this development as it relates to traffic being
able to go east/west through the intersection.

Page 30 of 34
ARB/MPC Meeting January 14, 2021
Memo – Brown

Stormwater
Stormwater management will be extremely important as this site develops. The application
identifies a wet detention basin along Evening St. and stormwater storage vaults and surface
detention facilities located within the open spaces and parking areas on the site. The City and its
consultant, ms consultants, will be reviewing the final stormwater design to ensure compliance
with Ohio EPA standards and the City’s Stormwater Manual as the project progresses. The
stormwater design has been proposed to outlet to the existing Tucker Creek along the southern
property line. Staff has the following comments:
• A comprehensive look at the entire site for stormwater will be needed that can be developed
in stages as the overall site would likely develop in phases over multiple years.
• According to the Plan, stormwater controls should be aesthetically integrated into the site
and be natural in appearance and serve as an amenity to the site. The current proposal just
has the detention pond located along Evening St. and the proposed new roadway to the site.
Vehicular and pedestrian safety will need to be discussed concerning the detention pond.
• Sustainable and green infrastructure needs to be incorporated into the overall development
as stated in the Plan.
• The Plan states the expectation that stormwater controls on the site will be required to meet
or exceed all requirements.
Architecture
The property is located in the Architectural Review District and any new construction would need
to meet the Worthington Design Guidelines and would be subject to review by the Architectural
Review Board. The Plan provides additional guidelines for residential and commercial
development. The two parcels that are currently zoned R-10 fronting on Larrimer Ave. would
need to be added to the Architectural Review District. Staff has the following comments:
• Residential Development:
o As the Plan states, architecture and design should be rich and varied (not
repetitive/homogeneous) with attention to detail.
 The proposed architecture in subareas #1, #2 and #3 appears to be repetitive
in design and layout for the proposed detached single-family homes,
townhomes, and apartments.
 The application references vinyl siding which is typically not permitted in
the Architectural Review District.
 All proposed materials should follow the Worthington Design Guidelines.
 Renderings provided in the application do not seem to match with the
submitted elevations.
 There are additional Residential Design Guidelines called out in the Plan
and the Plan notes development should adhere to the Worthington Design
Guidelines.
• Commercial Development:
o The Plan notes the Worthington Design Guidelines provide guidance on site
development, scale, form, and massing, setbacks, roof shape, materials, windows
and signage. The Plan further states development should improve the pedestrian
scale and walkability of the City’s commercial heart and create four-sided
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architecture that is attractive on all sides. Building forms, materials, and setbacks
should be consistent with historic patterns.
 The proposed architecture in subarea #4 does not appear complementary to
the guidelines recommended for the site as it pertains to the multi-family
buildings and the parking garages. The parking garages appear to be
exposed to the High St. frontage.
 The application references vinyl siding, stucco, faux balconies, faux
chimneys and enclosed shuttered windows which are typically not
permitted in the Architectural Review District.
 The elevations are repetitive in design and the scale, form and massing of
the site do not appear to meet the intent of the guidelines.
• This is extremely apparent when you are looking at the apartment
buildings on the northern portion of the site.
 The renderings included in the packet do not seem to match with the
submitted elevations.
 Elevations for the commercial buildings along High St. have not been
submitted, however the application does state that the buildings will have
a setback of 25-feet from the public right-of-way.
• A setback of 25-feet is recommended; however, the street frontage
should be activated and have usable entries according to the Plan.
 Streetscape improvements will need to be discussed at some point in the
process. This would include new mast arms at Larrimer Ave. and High St.
streetlights, street trees, landscaping, pedestrian sidewalks and/or paths.
 The surface parking lot along High St. between the proposed commercial
buildings should be screened and/or set back from the High St. frontage.
• The use of the High St. frontage should be utilized for something
greater than a surface parking lot.
 There are additional Commercial Design Guidelines called out in the Plan
that reference the Worthington Design Guidelines that should be
considered.

Miscellaneous:
City Council members provided a list of questions to City staff and to the applicant on December
3, 2020 related to their proposal. Currently City staff is still waiting on a response from the
application for many of the questions. Lists of the questions submitted by City Council Members
are available on the City’s website.
• Lifestyle Communities Development Application for the UMCH Site – Applicant – Questions
from City Council Members – Applicant
• Lifestyle Communities Development Application for the UMCH Site – City Staff – Questions
from City Council Members – City Staff
The applicant provided an Economic Development Synopsis on the afternoon of January 7, 2021
and stated they have completed an Economic Development Study for the site; however, this study
has not been submitted to the City for review at this time.
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July 15, 2015 – City Council Letter to Lifestyle Communities or go to worthington.org/umch
City Council provided a letter to Lifestyle Communities on July 15, 2015 responding to their
conceptual plans shared at a public meeting on June 29, 2015. Council reiterated the significance
of this development to all Worthington residents and that they should continue to engage in a
comprehensive, inclusive community outreach process to listen and respond to the interest of the
Worthington residents. The issues raised by the community focused on abundant greenspace and
parklands, stormwater, managing traffic to the neighborhoods, school capacity, mix of housing
types, number of residential units and the sizes of buildings. These were just a few issues that
Council stated should be incorporated into future discussions, studies and conceptual plans.
The UMCH Development Update is available at worthington.org/umch project page on the City’s
website offers the following information:
• Applications & materials associated with the current proposal.
• Ways to learn more about the proposal and understanding the rezoning and development
review process while explaining what a PUD is.
• Ways to provide feedback throughout the public process.
• What are other people saying in the community. We have posted all comments at (UMCH
Public Comments) or go to worthington.org/umch to view all comments. All comments
are posted to the website and have been shared with the Board & Commission members
and are now part of the record.
• UMCH Background Materials
• Notify Me – Gives you the opportunity to receive updates by email when there is new
information available.
Worthington City Charter
The Charter provides the following information regarding the role of the Municipal Planning
Commission:
SECTION 6.03 Powers and Duties of Municipal Planning Commission
The Municipal Planning Commission shall have the power to:
(1) Review and recommend any revisions to the Master Plan, official map, area plans, and
development standards of the City as often as necessary but not less frequently than every five (5)
years;
(2) Recommend to Council the disposition of requests for subdivision platting;
(3) Recommend to Council amendments to the zoning plan and ordinance of the Municipality;
(4) Recommend to Council zoning changes and zoning for newly annexed areas;
(5) Determine or recommend to Council, as provided by ordinance, the disposition of requests for
conditional use permits;
(6) Cooperate with the regional planning commission and the planning commissions of area
municipalities;
(7) Act as the Board of Architectural Review as provided by ordinance. The Council shall annually
appoint as additional voting members of the Board of Architectural Review two representatives of
the Architectural Review District, one or both of whom shall be a resident freeholder of said
District;
(8) Perform such other duties, not inconsistent with this Charter, as may be required by ordinance.
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In rendering a decision or recommendation, the Municipal Planning Commission shall articulate
its basis therefor, in writing, by reference to the relationship that decision or recommendation has
to the overall comprehensive planning goals of the City, which may be found in the Master Plan,
the zoning map, a course of zoning or subdivision practices by the City, or any other acknowledged
comprehensive strategy or goals previously established at the time of the decision or
recommendation.
If the Commission is ready to act, the following motion can be approved or denied by the
Municipal Planning Commission, or the item can be tabled.
*All motions are required to be presented in the positive.
Municipal Planning Commission Motion:
THAT THE REQUEST BY THOMAS HART ON BEHALF OF LIFESTYLE
COMMUNITIES FOR APPROVAL TO REZONE THE PROPERTY 1033 HIGH ST., 47
LARRIMER AVE. AND 57 LARRIMER AVE. PER THE LEGAL DESCRIPTION
PROVIDED SHOWING 37.843-ACRES AS A PLANNED UNIT DEVELOPMENT, AS
PER CASE NO. PUD 03-2020, DRAWINGS NO. PUD 03-2020, DATED OCTOBER 2, 2020,
BE RECOMMENDED TO THE CITY COUNCIL FOR APPROVAL BASED ON THE
PLANNING GOALS OF THE CITY, AS REFERENCED IN THE LAND USE PLANS AND
ON THE FINDINGS OF FACT AND CONCLUSIONS IN THE STAFF MEMO AND
PRESENTED AT THE MEETING.
Regardless of the action taken by the Commission, the Architectural Review Board application
needs to be tabled.
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