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Evaluation of Public Areas Requirement of Gahanna Code Section 1109.08

Crescent Park (Submitted by Casto Communities)

I. Background: Casto Communities (“Casto”) has filed a rezoning application to facilitate
the development of 312 multi-family residential units on 17.5+/- acres of property located to the
southeast of the I-270/Hamilton Road interchange in Gahanna.  Section 1109.08 of the City’s
Codified Ordinances (the “Code”) provides certain requirements for the provision of open space
and parkland for a multi-family development. More specifically, this section provides that, upon
approval of a zoning application for this type of project, the applicant “must convey or dedicate
to the City of Gahanna a reasonable amount of the land to be subdivided for public use as
parks, recreational facilities, trails, or wetlands.”

The amount and type of land to be dedicated is to be determined using an assessment
review process consisting of three parts as set forth in Section 1109.08(c).  The process is
undertaken by City staff.  The applicant is providing this evaluation in an effort to assist with
staff’s analysis and to propose the amount, location, and type of land that will be provided to
the City.

II. Evaluation: While Casto’s application concerns 17.5+/- acres, its proposed community
is part of a much larger tract that is owned or has been previously owned by the Buckles
family.  Including the Casto site, these properties consist of 104.5+/- acres of prime real estate.
Casto and Buckles propose that 34.0+/- acres located to the south of and adjacent to Tech
Center Drive and to the west of and adjacent to Pizurro Park will be dedicated to the City in
order to fulfill the open space and parkland requirements of Code Section 1109.08.  For the
reasons explained below, while the provision of land in this manner does not meet the
technical requirements of Section 1109.08 and therefore requires a variance, this proposal far
exceeds the spirit and intent of that provision and yields a much better result for the City. The
proposed conveyance of the acreage to the City should be viewed in the context of the entire
development and not only through the lens of the application that is pending.
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A. Needs Assessment: The first tier of the assessment process is to quantify the required
amount of land to be dedicated as parkland. This is determined using the following calculation,
provided that in no event is the required land dedication to exceed 25% of the acreage within the
project:

(Number of units) x (1.615 individuals/unit) x (.025 acres/individual) = dedicated acres.

With respect to Casto’s development, this formula yields: 312 units x 1.615 individuals per unit x
0.025 acres/individual = 12.597 dedicated acres. This triggers the 25% maximum, which in this case is
4.375 acres (17.5 acres x 0.25 = 4.375 acres). The 34.0+/- acres is well in excess of this amount and, if
accepted by the City, the applicant and property owner agree to exceed the Code’s maximum.

B. Technical Assessment. The second tier of the assessment process requires certain
“technical” criteria to be reviewed.  Each of these criteria are set forth below, along with a response as
to how each of them will be met with a 34-acre donation.
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1. Suitability of soils and geology for the proposed use: The soils and
geology of the to-be-dedicated land are substantially similar to that which exists within
the adjacent existing park. Pizzurro Park includes a paved leisure path, a dog park,
restroom facility, and grassed areas.  Certainly, these same types of uses and
improvements could be continued westward given the similar natures of the sites.  A
stream runs through the eastern portion of the property and connects to the Big Walnut
Creek, which is partially located within the southern portion of the site. While these
features present some limitations with respect to improving affected areas, these
watercourses provide a perfect amenity for a recreational area.

2. Suitability of topography and drainage for the proposed use. The site’s
topography and drainage lend itself to preservation rather than development.  The site is
generally flat. Floodway and floodplain are located throughout the site.  Development of
structures may occur within floodplain, which in this instance is located along the
northern portion of the site nearest to Tech Center Drive.  This provides opportunities for
improvements to be made in these areas.  For instance, an amphitheater, playground and
walking trails have been mentioned as possible uses in this location.  Much of the
property is heavily wooded, leaving open various possibilities for passive uses.

3. Location and impact of federally-designated floodways and floodway
fringe areas relative to the proposed use. As mentioned above, the property proposed
for dedication as parkland contains floodways.  However, these are related to the
natural watercourse amenities on the property, which make the site attractive for public
use.  The existence of floodways on the property should be weighed in favor of using
the 34+/- acres as the means to meet the requirement of Code Section 1108.09.

4. Extent of natural vegetation and tree cover, with the preservation of
wooded areas a priority. The site is largely wooded, providing mature and continuous
tree stands throughout.  The dedication of this land to the City provides it with the
means to protect these natural areas in perpetuity.
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5. The adequacy of the distribution of proposed areas within the proposed
subdivision. While the proposed multi-family development is not a subdivision, it
would appear that the intent of this factor is to ensure that the parkland will be
conveniently located to provides a direct benefit to residents.  Casto’s project will be
immediately to the north of the parkland and all residents will be able to walk to it in a
matter of minutes by way of a crosswalk which will be part of a proposed traffic control
signal at the intersection of proposed Boulevard and Tech Center Drive. By adding it to
the existing Pizzurro Park, the dedicated land also will be immediately accessible to the
public at large and will serve employees in existing and future commercial
developments in the immediate vicinity.  The location of this property is preferable to
providing the lesser amount of Code-required acreage for parkland (4.375 acres) within
the multi-family development itself, as it will be open, available, and easily accessible
by citizens of the City as opposed to being insulated and convenient only to local
residents.

6. The adequacy of the configuration of each proposed area. As opposed
to providing 4.375 acres of open space within the boundaries of the multi-family
development, the proposal by the applicant and property owner provides a more widely
accessible site that will more than double the size of Pizzuro Park.  In addition, it will
provide the City with greater than 7.5 times more land than is required by Code.  The
land extends more than 1,000 feet between its northern and southern boundaries, and
just under 2,000 feet between the widest portions from east to west.  Properties of this
size and configuration are rarely dedicated to a municipality in conjunction with
development.

7. The degree and quality of access to areas for pedestrians and vehicles,
where appropriate. The City previously has made a substantial investment in
constructing Tech Center Drive, which runs along the northern boundary of the land
that is proposed for dedication.  This provides a direct means of vehicular access to the
site, and the sidewalks on the north and south sides of the street provide for easy
bicycle and pedestrian access as well.  Virtually no additional public infrastructure is
needed to be installed in order to gain access to the site except for the proposed traffic
signal mentioned previously.

C. Policy Assessment: The third and final tier of the assessment of this proposal is one of
policy. Each of these criteria are set forth below, along with a response.

1. Land proposed to be dedicated for public purposes shall meet identified
needs of the City as contained in the current parks and recreation Comprehensive
Master Plan. The recently updated City Comprehensive Plan identifies this site as
parkland.  See the future land use recommendation below, which is taken directly from
that document:
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Furthermore, page 64 of the updated plan provides as follows:

The proposed land dedication accomplishes this goal. The Buckles’ land is greenfield that
represents some of the best remaining development land in the City.  The preservation of a large
swath of green space nearby will only enhance the development land’s potential and value.

2. To be eligible for park dedication credit, land dedicated is to be located outside
of drain ways, floodplains or ponding areas. While the land proposed for dedication is
located within floodplain and floodway, with a small amount of fill an area well in excess of
the 4.375 acres of parkland dedication that is required can be created within the acreage so that
it is buildable.
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3. The dedicated public parkland may include waterways and ponds, provided
the area of such waterways and ponds is not used to satisfy the amount of public parkland
required. See immediately preceding response.

III. Request: Casto requests that the City accept the dedication of the 34.0+/- acres of
parkland in order to meet the requirements of Code Section 1108.09, and that it grant any
required variance(s) to allow for the same.  The dedication would be required to be made as a
prerequisite to the issuance of the first building permit within the multi-family development.
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