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ORDINANCE 0-17-2019

AN ORDINANCE TO AMEND THE ZONING ORDINANCE OF THE CITY OF NEW
ALBANY BY AMENDING THE ZONING MAP TO REZONE 484.8 +/- ACRES OF LAND
GENERALLY LOCATED NORTH OF AND ADJACENT TO JUG STREET, EAST OF
AND ADJACENT TO BEECH ROAD, AND WEST OF CLOVER VALLEY ROAD FOR AN
AREA TO BE KNOWN AS THE “JUG STREET NORTH ZONING DISTRICT” FROM ITS
CURRENT ZONING OF “AG” AGRICULTURAL DISTRICT TO “L-GE” LIMITED
GENERAL EMPLOYMENT AS REQUESTED BY MBJ HOLDINGS LLC C/O AARON
UNDERHILL, ESQ.

WHEREAS, the Council of the City of New Albany has determined that it is necessary to rezone certain
property located in the city of New Albany to promote orderly growth and development of lands; and

WHEREAS, the Planning Commission, and City Council on separate occasions have held public hearings
and received public input into the amendment of the zoning ordinance; and

WHEREAS, pursuant to the application by MBJ Holdings LLC c/o Aaron Underhill, the Planning
Commission of the City of New Albany has reviewed the proposed ordinance amendment and
recommended its approval.

NOW, THEREFORE, BE IT ORDAINED by Council for the City of New Albany, Counties of Franklin and
Licking, State of Ohio, that:

Section 1. The Council of the City of New Albany hereby amends the Zoning Ordinance Map of the
City of New Albany to change the zoning classification of the following described site:

A. A484.8 + acre area of land generally located north of Jug Street, east of Beech Road, south of
Miller Avenue and west of Clover Valley Road for an area to be known as the “Jug Street North
Zoning District” from its current zoning of “Ag” Agricultural District to “L-GE” Limited General
Employment;

B. The zoning district's zoning text and site plan is hereby attached and marked Exhibit A.

Section 2. It is hereby found and determined that all formal actions of this council concerning and
relating to the passage of this ordinance were adopted in an open meeting of the council and any decision
making bodies of the City of New Albany which resulted in such formal action were in meetings open to the
public or in compliance with all legal requirements of the City of New Albany, Counties of Franklin and
Licking, State of Ohio.

Section 3. Pursuant to Article 6.07(b) of the New Albany Charter, this ordinance shall become effective
thirty (30) days after adoption.
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CERTIFIED AS ADOPTED this day of , 2019.

Attest:
Sloan T. Spalding Jennifer H. Mason
Mayor Clerk of Council

Approved as to form:

Mitchell H. Banchefsky
Law Director
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Exhibit A - 0-17-2019

JUG STREET NORTH ZONING DISTRICT
LIMITATION (L-GE) TEXT
May 14, 2019

The property that is the subject of this zoning text consists of 484.8+/- acres generally located
to the northeast of and adjacent to the intersection of Beech Road and Jug Street. The Jug Street
North Zoning District (hereinafter, the “Zoning District”) serves to extend the same or similar
zoning and development standards to the property as currently apply to a majority of the land
which is generally located between this site and the State Route 161 Expressway. To the extent
that a standard in this text conflicts with a standard that is provided in the City of New Albany’s
Codified Ordinances, the standard contained in this text shall govemn. This Zoning District shall
be governed by the relevant provisions of the City’s Codified Ordinances to the extent that this
text is silent on any particular matter.

A. Zoning Designation: L-GE, Limited General Employment District

B. Permitted Uses: The permitted and conditional uses contained and described in the Codified
Ordinances of the City of New Albany, GE, General Employment District, Sections 1153.02 and
1153.03, provided that conditional uses are approved in accordance with Chapter 1115,
Conditional Uses. The following uses from these code sections shall be prohibited:

1. Industrial product sales (See Section 1153.03(a)(1));

2. Industrial service (See Section 1153.03(a)(2));

3. Mini-warehouses (See Section 1153.03(a)(4)(c)). For purposes of clarification, this
prohibition applies only to such facilities that are made available for rental to the
general public.

4, Personal service (See Section 1153.03(b)(2)) and retail product sales and service (See

Section 1153.03(b)(3)), except that such uses shall be allowed as accessory uses to a

permitted use in this Zoning District;

Vehicle services (See Section 1153.03(b)(4));

Radio/television broadcast facilities (See Section 1153.03(c)(1)); and

Sexually-oriented businesses (See Section 1153.03(c)(3)).

Off-premise signs

% N o

Distribution, and manufacturing uses shall be prohibited within the Height Restriction Area
(such term being more particularly contemplated in Section E.1 below). Warehousing and similar
uses shall be permitted within the Height Restriction Area if they are ancillary or accessory to
another permitted use (other than warehousing) that is located within this Zoning District but
outside of the Height Restriction Area. Warehousing that does not meet the requirements of the
preceding sentence shall not be permitted within the Height Restriction Area.
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C. Access, Parking, Site Circulation, and Traffic Commitments:

1. Street Improvements: To the extent street improvements are required, the developer
shall work with the City Manager or his designee to determine the appropriate timing and
phasing of all required street improvements.

2. Vehicular Access Points — Generally: Subject to other provisions in this text, on public
rights-of-way which exist on the date of this text, the number, locations, and spacing of
curbcuts shall be determined and approved by the City Manager or his designee in
consultation with the developer at the time that a certificate of appropriateness is issued for
a project in this Zoning District.

3. Beech Road Access Restriction: There shall be no vehicular access points along Beech
Road to serve the Zoning District that are located within 450 feet to the south or within 650
feet to the north of the existing centerline of the right-of-way of Fitzwilliam Lane. Such
portion of Beech Road shall be referred to in this text as the “Access Restriction Area” and
is depicted on the accompanying exhibit labeled “Restriction Areas”.

4. Parking and Loading: Parking and loading spaces shall be provided for each use per
Section 1167 of the Codified Ordinances of the City of New Albany.

5.Traffic Analyses: In conjunction with the filing of an application with the City for a plat or
private site development, a traffic study shall be filed by the applicant unless the City waives this
requirement or modifies it to require less than a full study. The traffic study or analysis shall
include assumptions for the development of the Zoning District as they are known on the date
that it is filed and may include either assumptions relating to the impending phase of
development or relating to such impending development plus future phases of development
within the Zoning District, as determined by the relevant developer. To the extent that the traffic
study or analysis only applies to the impending development, then future studies or analyses
shall be required with future development phases, subject to the same parameters as detailed in
the immediately preceding sentence. To the extent that a future phase of development in the
Zoning District provides is to provide for actual development that materially differs from the
assumptions that were included in a previous traffic study or analysis concerning said phase, the
City may require an update to the study or analysis to address such change. Each required traffic
study or analysis shall include plans for construction vehicle access and circulation, hours of
operation for such construction traffic, and commitments for maintaining the cleanliness of
Beech Road and Jug Street.

6. Dedication of Rights-of-Way: The developer shall dedicate property as directed by
the City for public street rights-of-way as follows:

a. Beech Road: The total right-of-way for Beech Road shall be 100 feet. Right-
of-way shall be dedicated to the City within this Zoning District to a width of 50
feet as measured from the centerline of Beech Road.
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b. Jug Street: The total right-of-way for Jug Street shall be 60 feet. Right-of-
way shall be dedicated to the City within this Zoning District to a width of 30 feet
as measured from the centerline of Jug Street.

c. New Public Streets: All other public streets constructed within this zoning
district shall have a right-of-way width that is appropriate for the character and
anticipated usage of such streets as guided by the City of New Albany 2014
Strategic Plan and determined by the aforementioned traffic study.

D. Lot and Setback Commitments:
1. Lot Coverage: There shall be a maximum lot coverage in this Zoning District of 75%.
2. Setbacks:

a. Beech Road: There shall be a minimum building and pavement setback of 185
feet as measured from the centerline of Beech Road.

b. Jug Street: There shall be a minimum building and pavement setback of 200
feet as measured from the centerline of Jug Street.

c. New Public Streets: There shall be a minimum building and pavement setback
of 25 feet from the right-of-way for any new public street within this Zoning
District.

d. Perimeter Boundaries: The following minimum setbacks shall apply from
perimeter boundaries of this Zoning District which do not abut a public right-of-
way, provided, however, that should a stream corridor protection zone as required
by the Codified Ordinances overlap with one of these minimum setback areas, then
the greater setback as between the stream corridor protection zone and the
minimum required setback shall apply:

i. Northern Boundary; Minimum setbacks along the northern boundary line
of this Zoning District shall be as follows:

A. Western Portion: 100 feet for pavement and buildings from the northern
boundary line from the edge of the right-of-way for Beech Road on the
west to the boundary line of the Preservation Zone on the east.

B. Eastern Portion; 100 feet for pavement and buildings from the northern
boundary from the boundary line for the Preservation Zone on the west
to the eastern perimeter boundary of the Zoning District on the east.

C. Preservation Zone: Any portion of the Preservation Zone that abuts the
northern boundary line shall be a no-build area in which no pavement,
buildings, or other permanent improvements other than vegetation shall

Jug Street North Zoning District
Page 3 of 16



be located.

ii. Eastern Boundary: 50 feet for buildings and pavement from the eastern
perimeter boundary, except that the minimum building setback shall be 100 feet
from any portion of this boundary which is adjacent to property on which
residential uses are permitted.

e. Elimination of Setbacks: In the event that a parcel located within this Zoning
District and an adjacent parcel located outside of this Zoning District (i) come under
common ownership or control, (ii) are zoned to allow compatible non-residential
uses, and (iii) are combined into a single parcel, then any minimum building,
pavement, or landscaping setbacks set forth in this text as they apply to common
property lines shall no longer apply with respect to these parcels.

E. Architectural Standards;

1. Building Height: The maximum building height in this Zoning District shall be 65 feet,
subject to adjustments as contemplated in Section J below; provided, however, that the
maximum building height within the “Height Restriction Area” shall be 45 feet. The
Height Restriction Area is depicted on the accompanying exhibit labeled “Restriction
Areas”. Adjustments to building height as contemplated in Section J below shall not be
permitted within the Height Restriction Area.

2. Service and Loading Areas: Service areas and loading docks shall be screened to limit
visibility from off-site.

3. Building Design:

a. Building designs shall not mix architectural elements or ornamentation from
different styles.

b. Buildings shall be required to employ a comparable use of materials on all
elevations.

c. The number, location, spacing, and shapes of windows and door openings shall
be carefully considered. Primary entrances shall be made sufficiently prominent
that they can be easily identified from a distance, except on buildings where
pedestrian traffic is expected to be minimal such as, but not necessarily limited to,
data centers or warehouses, or in the context of multi-building projects where the
visibility of building entrances may be obstructed.

d. For office buildings and complexes, achieving a human or pedestrian scale is of
less concern. When achieving such a scale is desired, it may be achieved by careful
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attention to width of facades, size and spacing of window and door openings, and
floor to floor heights on exterior walls.

e. Use of elements such as shutters, cupolas, dormers, and roof balustrades shall
be avoided in building designs that are not based on traditional American
architectural styles. Such elements may be employed only when they are common
elements of a specific style, and this style shall be replicated in its entirety. When
shutters are employed, even if they are non-operable, they must be sized and
mounted in a way that gives the appearance of operability.

f. Elements such as meter boxes, utility conduits, roof and wall projections such as
vent and exhaust pipes, basement window enclosures, and trash containers shall be
designed, located, or screened so as to minimize their visibility and visual impact
from off-site. Solar energy systems shall be excluded from the requirements of this
section.

g. Accessory or ancillary buildings, whether attached or detached, shall be of
similar design, materials and construction as the nearest primary structure.
Fenestration themes that employ windows, panels and piers that are consistent with
the architectural vocabulary of the building are encouraged.

4. Building Form:

a. All building elevations shall be designed to be compatible with each other and
to reflect a consistent design approach.

b. Gable or hip roofs shall be avoided unless a building design replicates a
traditional American architectural style that employs such roof forms. In non-
stylistic contemporary designs, low or flat roofs may be employed. Roof visibility
shall be minimized.

5. Materials:

a. Exterior building materials shall be appropriate for contemporary suburban
designs and shall avoid overly reflective surfaces. Traditional materials such as,
but not limited to, wood, stone, brick, and concrete shall be permitted, along with
contemporary materials such as, but not limited to, aluminum, metal, glass, stucco,
or cementitious fiberboard (e.g., hardiplank or equivalent) shall be permitted on
buildings not employing traditional styles. The use of reflective or mirrored glass
shall be prohibited.
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b. Prefabricated metal buildings, untreated masonry block structures, and buildings
featuring poured concrete exterior walls are prohibited. Notwithstanding the
foregoing, ancillary structures built and operated for the purpose of enclosing
equipment and which are not occupied by tenants or persons on a regular basis may
be constructed using pre-engineered metal.

c. Generally, the quantity of materials selected for a building shall be minimized.
A single material selection for the independent building components of roof, wall
and accents is permitted (i.e., Architectural Grade shingle roof with Brick Masonry
wall and EIFS Cornice and Accents).

d. Loading docks are not required to have the same degree of finish as a main entry
unless they are visible from a public right-of-way.

e. Additional Standards for Uses Not Governed by DGRs: Buildings that are
constructed to accommodate certain uses are not governed by the City’s Design

Guidelines and Requirements (DGRs). For example, buildings that are constructed
for the operation of warehousing and/or distribution uses are not subject to the
DGRs and can present challenges in meeting the community standard for
architectural design. Such buildings are necessarily large and typically include long
walls that together form a square or rectangular box. The goal for the development
of buildings that are not subject to the DGRs is to balance the practical needs of
these buildings with the desire to provide exterior designs that are attractive and
complimentary to the architecture that will be found elsewhere in this zoning
district.

Architecture by its nature is a subjective medium, meaning that the adoption of
strict objective standards in all instances may not provide the best means for
achieving appropriate design. In recognition of this fact, the standards set forth
herein provide guidelines and suggestions for designing buildings that are not
subject to the DGRs in an effort to set expectations for the quality of architecture
that will be expected for these structures. On the other hand, these standards are
meant to allow for some flexibility to encourage innovative design provided that
the spirit and intent of these provisions are met.

In conjunction with an application for a certificate of appropriateness for each
building or structure in this Zoning District that is not subject to or governed by the
DGRs, and subject to Section J of this text, the applicant shall be required to submit
to the City illustrations of the proposed exterior design of the building or structure
for review and approval by the Design Review Committee contemplated in Section
1157.08(a)(1)(D) of the City Code. In designing such buildings, the user or
applicant shall take into account the following, which are intended to set a level of
expectation for the quality of design:
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i. Architectural design for all portions of a building or structure that are
visible from a public right-of-way (excluding public rights-of-way whose
primary purpose is to accommodate truck traffic or service loading areas)
shall meet the community standard in terms of quality while taking into
account the unique nature of the use(s) that will be found therein.

ii. Uninterrupted blank wall facades shall be prohibited to the extent that
they are visible from a public right-of-way. Design variations on long
exterior walls shall be employed in order to create visual interest. Examples
of such design variations include, but are not limited to, the use of offsets,
recesses and/or projections, banding, windows, and/or reveals; scoring of
building facades; color changes; texture or material changes; and variety in
building height.

iii. The use of one or more architectural or design elements may be used to
soften the aesthetics of the building, such as but not limited to canopies,
porticos, overhangs, arches, outdoor patios, community spaces, or similar
devices.

iv. Contemporary exterior designs, while not required, shall be encouraged
in order to create architecture that does not look aged or dated even many
years after the facility is built.

v. Landscaping and/or the use of existing vegetation shall be utilized
where appropriate to enhance the aesthetics of the building and to lessen its
visual impact when viewed from public rights-of-way.

vi. HVAC, generators and similar equipment and associated gravel or
concrete yards or pads shall be located subject to the minimum building
setbacks.

4. Roof-Mounted Equipment: Screening of all roof-mounted equipment shall be required
on all four sides of buildings using materials that are consistent and harmonious with the building’s
fagade and character. Such screening shall be provided not only in order to screen the equipment
from off-site view but also to buffer sound generated by such equipment. Parapets (among other
architectural elements) may be used to provided screening. Where a building is screened from
view outside of the Zoning District by a building located within this Zoning District, City staff
may waive or reduce these screening requirements provided that the developer demonstrates
adequate buffering of sound from off-site.

F. Buffering, Preservation, Landscaping. and Screening: The following landscaping requirements
shall apply to this Zoning District:
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1. Buffering: Buffering of uses and improvements from adjacent rights-of-way located
outside of the Zoning District and from other property that is adjacent to this Zoning District
shall be provided by means of tree preservation as well as mounding and plantings as detailed in

_ this subsection.

a. Tree Preservation: Standard tree preservation practices will be in place to
preserve and protect trees during all phases of construction, including the
installation of snow fencing at the drip line. In addition, certain portions of the
Zoning District contain environmentally sensitive elements that will be preserved
and protected. This zoning text provides three categories of protecting these areas
as well as certain tree stands: Perimeter Preservation Areas, Street Frontage
Preservation Areas, and a Preservation Zone. A Preservation Plan is being
provided along with this text to generally identify these areas and is being
provided for illustrative purposes.

i. Perimeter Preservation Areas: “Perimeter Preservation Areas” shall be
deemed to include all minimum pavement setbacks along the perimeter
boundaries of the Zoning District that are not adjacent to a public right-of-way.
Within the Perimeter Preservation Areas, the developer shall preserve existing
healthy and mature trees and vegetation but shall be permitted to allow utilities to
cross through these areas, provided, however, that the developer shall use good
faith efforts to place utilities in a manner that minimizes the impact on healthy
and mature trees. Trees that are in good health and that are at least four (4)
caliper inches in diameter at a height of three (3) feet above the ground shall be
preserved where reasonably practical. Trees within Perimeter Preservation Areas
may be removed if they present a danger to persons or property.

ii. Street Frontage Preservation Areas: “Street Frontage Preservation
Areas” shall be deemed to include all minimum pavement setbacks along the

perimeter boundaries of the Zoning District that are adjacent to a public right-of-
way. Within the Street Frontage Preservation Areas, the developer shall preserve
existing healthy and mature trees and vegetation, provided, however, that public
or private utilities may be installed within 60 feet of the centerline of Beech Road
or Jug Street and/or may cross Street Frontage Preservation Areas (and trees may
be removed as a result of such installations or crossings) provided, however, that
the developer shall use good faith efforts to install utility crossings in a manner
that minimizes the impact on healthy and mature trees. Trees within Street
Frontage Preservation Areas may be removed if they present a danger to persons
or property.

ili.  Preservation Zone: A 51+/- acre Preservation Zone that is generally
shown on the Preservation Plan illustrates land that has been or is anticipated to
be preserved pursuant to applicable federal and state permits once they are
approved and issued by the Ohio Environmental Protection Agency and the U.S.
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Army Corps of Engineers. The Preservation Zone shall be maintained, protected,
and preserved in accordance with such permits. The final boundaries of the
Preservation Zone shall be the same as the boundaries of the portions of the site
that will be required to be preserved under applicable federal and state permits, as
may be amended from time-to-time.

Prior to commencing development in a portion of the Zoning District
that contains the Preservation Zone, the developer shall provide detailed legal
descriptions of the Preservation Zone to the Director of Development for record-
keeping and enforcement purposes. Should the boundaries of the Preservation
Zone change in the future as a result of amendments to or replacements of
relevant federal and state permits, then the developer shall provide updated legal
descriptions and an updated Preservation Plan to the Director of Development
within a reasonable amount of time after such information is available, and the
legal descriptions and Preservation Plan then shall be considered to be
enforceable as amended.

2. Screening: Screening by way of mounding and plantings shall be provided in two
circumstances within this Zoning District: First, along the public rights-of-way for Beech Road
and Jug Street, and second, along perimeter boundaries that are adjacent to properties which are
not owned by the applicant or the developer on which residential uses either exist or are
permitted under current zoning regulations applicable thereto.

a. Beech Road and Jug Street: Along those perimeter boundaries of the
Zoning District which are adjacent to Beech Road and Jug Street, a minimum eight (8)
foot high mound shall be installed along the property line and shall include a landscape
buffer on the mound which shall consist of a mixture of deciduous trees, evergreens and
bushes to provide an opacity of 75% on the date that is 5 years after planting to a total
height of twelve (12) feet above ground level. These mounds shall be installed within the
minimum pavement setback from the applicable right-of-way as required by this zoning
text, except that where a detention pond is located within the minimum setback area, the
required mounding and landscaping shall be installed between the detention pond and the
impervious improvements which are located closest thereto. The plan for these areas
must be reviewed and approved by the City’s Landscape Architect. Utilities may be
placed within or cross through perimeter boundaries which abut the rights-of-way for
Beech Road and/or Jug Street and the screening provided for above, and vehicular access
drives may cross through such areas as well.

b. Adjacent Residential: Screening shall be provided along perimeter
boundary lines of this Zoning District which are not adjacent to a public right-of-way as
follows:

i. Northeastern Area; Along the portion of the northern property line

that is located between the eastern boundary of the Preservation Zone on the west

Jug Street North Zoning District
Page 9 of 16



and the eastern boundary of the Zoning District on the east, mounding shall be
required at a minimum height of ten (10) feet with a landscape buffer on the
mound which shall consist of a mixture of deciduous trees, evergreens and bushes
to provide an opacity of 75% on the date that is 5 years after planting to a total
height of fourteen (14) feet above the top of the mound. Mounding installed
pursuant to this paragraph shall be installed within the minimum pavement
setback area as required by this zoning text. Utilities may cross through the area
where mounding is required. The plan for this area must be reviewed and
approved by the City’s Landscape Architect.

ii. Other Boundaries: For all other perimeter boundaries (i.e.,
boundaries other than as described in the immediately preceding subsection)
which abut properties containing either existing residential uses or, as determined
at the time that an application is filed for a building permit (“Building Permit”) in
this Zoning District, have a zoning classification which permits the development
and operation of residential uses thereon and are not owned by the developer (any
real property meeting either of the foregoing criteria to be referred to herein as
“Residential Property”), a minimum eight (8) foot high mound shall be installed
along the property line which shall include a landscape buffer on the mound
which shall consist of a mixture of deciduous trees, evergreens and bushes to
provide an opacity of 75% on the date that is 5 years after planting to a total
height of twelve (12) feet above the top of the mound. Mounding installed
pursuant to this paragraph shall be installed within the minimum pavement
setback area as required by this zoning text and may encroach on abutting
property if the owner of the abutting property is in agreement with the mound’s
installation on his/her property. Ultilities may cross through areas where
mounding is required. The plan for these areas must be reviewed and approved
by the City’s Landscape Architect.

d. Additional Mounding/Landscaping Provisions: If there are existing trees

within any perimeter area described in the immediately preceding subsections a. and b.,
the mounding may be omitted and the existing trees may be utilized as the required
screening. The requirement for 75% opacity 5 years afier installation is still applicable
with this alternative and, therefore, if necessary, additional landscaping materials (i.e.,
deciduous trees, evergreens or bushes) shall be planted along those perimeter boundary
areas to meet the 75% opacity requirement. The plan for these areas must be reviewed
and approved by the City’s Landscape Architect.

€. Phasing of Screening: Required mounding and landscaping shall be
installed along the portion of the northern boundary line located between the boundary of
the Preservation Zone on the west and the eastern boundary line of this Zoning District
on the east along with the first building that is constructed within the Height Restriction
Area. In recognition of the significant amount of land area and the lengths of the
perimeter boundaries contained within this Zoning District, for all other portions of the
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Zoning District the required mounding and landscaping contemplated in this Section F.2
may be installed in phases. For each phase of development in the Zoning District, such
required mounding and landscaping shall be installed when it is anticipated (as provided
in plans associated with relevant permits) that buildings or paved parking areas, once
constructed within that phase, will be located within 800 feet of the relevant perimeter
boundary line. At a minimum for each phase, this mounding and landscaping shall be
installed along the portion of the relevant perimeter boundary line of the Zoning District
between two points which are determined by extending two straight lines from the
perimeter boundary line of the Zoning District to the furthest distance on each side where
planned improvements are to be constructed in that phase, and then adjusting those lines
so that they are an additional distance of 150 apart. The following illustration is being
provided as an example of this requirement:

Perimeter Boundary

800 feet

- Improvements (Building/Pavement)

<—  Mounding

I:I Zoning District Perimeter Boundary
—————— Additional 75 Feet from Edge of Improvement

3. Street Trees: A street tree row shall be established along all publicly dedicated rights-
of-way within or adjacent to this Zoning District and shall contain one (1) tree for every
thirty (30) feet of road frontage. Trees may be grouped or regularly spaced. Minimum
street tree size at installation shall be three (3) caliper inches. This requirement may be
waived in areas where existing vegetation occurs, subject to approval of the City Landscape
Architect. All street trees that are not installed prior to infrastructure acceptance shall be
bonded to guarantee installation.
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