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Keswick Commons

Village Center Plan

EXECUTIVE SUMMARY

In today’s contemporary culture designing and implementing

a traditional Village Center takes diligent planning and
proactive policies. There must be a clear vision and defined
goals to facilitate development within the heart of the
Village that results in an amenity to the community. This
New Albany Village Center Plan provides that guidance to
achieve a Village Center that truly reflects the character of
the community of New Albany.

As in many suburban communities, current zoning policies

and practices preclude the type of development the
community desired for the traditional village center. With
unaccommodating parking, setbacks and lot coverage
requirements and a priority on separation of uses among
other restrictions development would not be able to create a
viable town center environment.

To remedy the current constraints and encourage quality
development the 2001 Strategic Plan recommended the a
plan specifically for the Village Center. The planning effort
was led by a Steering Committee of civic leaders, residents,
business interests and developers that met to establish the
vision of the Village Center.

The vision for New Albany is for a Village Center that

adds to the community a center of civic, social, cultural

and commercial activity. The importance of the Village
Center to the community warrants focused attention on its
growth. The plan provides the needed guidance for each
development so that it will contribute to an overall successful
Village Center.

In the last few years the Village Center has seen increased
interest and a number of quality projects have brought new
businesses and residents into the heart of the community.
Walkable and inviting streets, civic attractions like the
library and the post office as well as appealing amenities
like public parks and the Rose Run Corridor Greenway

are the components that have laid the groundwork for a
successful Village Center. With New Albany poised to catch
pace with other established suburban town centers, there is
an opportunity to remedy existing challenges and create a
successful plan.

The plan analyzes the key building blocks of a quality town
center based on successful town centers in the central Ohio
region. These building blocks are include good connectivity,
proximity of high density residential, location of civic uses
and quality buildings and streetscape. The plan considers
the component parts of the existing New Albany Village
Center in light of these criteria for success and makes the
necessary recommendations for future development to
satisfy the criteria.




The form of development in the Village Center is paramount
to the success of the vision; the location of buildings,
relationship to the street, massing and architecture. All
of which must be addressed properly to create the desired
fabric of the Village Center. Recommendations are also
made to address the character of the streetscape, roadway
connections, street hierarchy and street layout.

The implementation of this plan focuses on a set of tools to
achieve the vision of the plan by. making changes to the
zoning in the Village Center to explicitly lay out the proper
form of development in the Village Center.

The plan also recommends investment by the community
in the form of amenities within the Village Center. With
the addition of the Performing Arts Center the Village is
poised to create a vibrant culture within the Village Center.
To continue on this path the plan recommends the addition
of a sculpture park, Founder’s Park and a village green.
Investments by the community also include continued
streetscape improvements.

This plan, in conjunction with diligent action on the part of

the community and the Village of New Albany, will result in
a Village Center that is a positive addition to the community
of New Albany.

High Street Residential

S —

Civic amenities located in the Village Center

Village Center Plan
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INTRODUCTION

The town center is the heart of any community. It is a place
to gather, socialize and do business. It displays a community’s
pride, character, prosperity and vitality. A successful town
center speaks about the quality of a community and its
residents.

The 2001 New Albany Strategic Plan recommended that
action be taken by the community to ensure that New
Albany has a village center that truly reflects the quality of
this unique community. As a result the Village embarked on
a planning process to create this Village Center Plan to guide
future development in the Village Center.

In central Ohio many town centers were formed around the
time the state settled, during the late 19th century. The town
centers served as the commercial hub for the community
and provided important civic space. Evolving over time, the
traditional town center provided convenient and necessary
activity center for residents of the town and surrounding
areas. These were the locations of the commercial interests
in the area as well as civic uses such as the town hall, the
school, and the post office. Also, the town center contained
the most significant concentration of residences in the area.

Many of these traditional town centers were formed prior to
the automobile. The users navigated these centers on foot.
Therefore, the design and layout had a close relationship to
those pedestrians making the spaces naturally comfortable
and accessible.

Since the advent of the automobile, modern development
has been designed to accommodate the car and has too often
moved away from serving the pedestrian. Contemporary
design of business districts coupled with zoning ordinances
unfriendly to traditional development often prioritizes the
car at the expense of the pedestrian experience.

While historic town centers were intuitively and organically
designed to accommodate pedestrians, today’s development
requires deliberate planning and proactive involvement

to achieve development that is pedestrian friendly and an
attractive destination while accommodating the practical
necessity of automobile travel. By combining innovative
planning tools with zoning, design guidelines, and long
range development strategies, the community can influence
positive development in the Village Center.

In order to reflect the character of New Albany, development
in the Village Center should be of high quality, encourage
pedestrian connections, create an inviting public realm and
provide civic and social spaces for the community. The
following analysis and design outlines a plan for achieving

a successful Village Center that fosters proper design while
thriving in the marketplace.

Introduction

Historical town center streetscape - Worthington

Historical town center streetscape - Westerville




STUDY AREA

As the population of New Albany continues to grow the area
of the Village Center becomes increasingly important. It will
be key that this area is identified and serves the current and
future residents of New Albany.

The Boundaries
The Village core study is described as follows:

The border of New Albany and Columbus along with the
wetlands park sets the western most boundary of the study
area. The area then extends south to North of Woods
Subdivision west of Main Street. To the east of Main Street
the southern boundary is the Ackerley Farms subdivision
and the cemetery. East of Reynoldsburg-New Albany Road
the study area is generally north of Dublin-Granville Road,
however, a portion of the study area is south of Dublin-
Granville Road in order to consider the overall condition of
the Rose Run Headwaters.

This area is anchored by the Learning Campus for the New
Albany Plain Local School District in the northwest area as
well as residential developments like Windsor to the north.
Also, the Market Square development and the Keswick
Townhomes have provided a strong element to the

southeastern portion of the Village Center. While
development has occurred in these edge areas of the Village
Center the old village core area has not yet experienced that
level of investment.

Current Study Area Conditions

Currently the Village of New Albany has no distinct designation
for development within the Village Center. There are two
current mechanisms used to address Village Center development the
first is a “straight” zoning category which does not include
provisions for the Village Center style design. The second is
the zoning category, Planned Unit Development. Neither of
these options currently provides sufficient guidance to the
Village staff or a prospective developer.

In order to facilitate quality development within the Village
Center the tools and mechanisms employed will have to
be tailored to the Village Center. If the form and use of
development in the Village Center were prescribed more
clearly, both the Village and prospective developers would
benefit.

If development is to be encouraged in the Village Center
a strategy should be forged to streamline the process and
create incentives for good development.

7

Figure 1 - Village Center Study Area

Introduction
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OTHER PLANNING EFFORTS

Village of New Albany Strategic Plan

The Village of New Albany Strategic Plan was adopted in
2001 to guide the future development of the community as a
whole.

The plan stressed the community priority to have a strong
Village Center, recognizing it as the symbolic and emotional
core of the Village. The plan encourages creating a higher
density village core consisting of neighborhood commercial
businesses, quality housing in an urban pattern and a variety
of spaces for civic and social gathering.

Elements of a successful Village Center cited by the plan
include vehicular and pedestrian connectivity, mixed land
uses, residential density and an attractive streetscape.

In order to achieve a successful town center, the Strategic
Plan evaluates successful and unsuccessful town centers in
the Columbus area. This evaluation will be further explained
in the Analysis section of this plan. The key products of

that analysis were three recommendations for the necessary
components of a successful town center:

ePedestrian and Vehicular Interconnectivity
«Proximity of High Density Residential Uses
«Open Space and Civic Elements

In order to achieve this, the 2001 Strategic Plan recommended
the following:

1. Continue to make road connections within the
Village Center and establish a roadway hierarchy by
creating small blocks.

2. Develop a good mix of land uses by increasing
residential densities around the Village Center,
providing private developers the incentive to
acquire and consolidate land for redevelopment.

3. Invest in infrastructure improvements that
improve the utility and appearance of the
streetscape and continue to locate civic uses in the
Village Center.

The Plan also outlines a Village Center Mixed Use District to
encourage a variety and combination of land uses including
residential, retail, commercial, restaurant, administrative,
business and office uses.

Introduction

The Plan outlined the following recommendations for
development standards in this district:

o The “street envelope” must be pedestrian
oriented in scale and design

o Commercial uses should be at a
neighborhood scale

« Parking should be located behind the
buildings within minimal pavement between
structures and public right-of-ways.

o Parking should be sufficiently screened from
adjacent properties and public right-of-ways

o On-street parking should be encouraged

« Streetscape should include deciduous trees

o Sidewalks should be a minimum of five feet
wide and located on both sides of the street

« Signage and site lighting should be subdued

« Development should follow the Village
Center Design Standards

Village of New Albany Design Standards

In tandem with this Village Center Plan, the community has
also been working on updating the Design Standards for
New Albany including the Village Center.

Both documents are scheduled for completion in 2006 so that the
new Design Standards and the recommendations in the Village
Center Plan will complement each other working in tandem to
guide quality development in the Village Center.

Successful Streetscape in Alexandria, Virginia




VISIONING

At the beginning of the planning process the committee was
asked to participate in a visioning exercise. The members
were asked to identify both positive attributes and on-going
concerns in the Village Center. The following summarizes
the results of that exercise.

Attributes

1. 1-mile green corridor along Rose Run

2. Level of quality of life

3. Timeless design- New Albany “brand”

4. Uniqueness of the Village plan and design

5. Great vision along Market Street corridor

6. People and committees concerned with making New
Albany a great place

7. Evidence of strong planning from the beginning and
continuing

8. Good existing structures and layout

9. Recent improvements to High Street

10. Learning Campus

11. Unique local businesses (i.e. The Mill hardware store)

Concerns

1. Lack of focal point for Old Village Center

2. Plan needed for East Village Center

3. Parking/Traffic flow in Village Center

4. Difficult to balance parking needs with good design

5. Lack of sufficient connectivity

6. Walk-ability and connectivity of leisure trails throughout
the Village is limited

7. Need to foster business in the Village Center

8. Vacant buildings (i.e. white gas station at High/Main
Streets)

9. Need uses that support each other

10. Improve gateways and focal points within the Village
Center

11. Need for Village Center stormwater management plan/
strategy

12. Need to allow for additional community facilities for

religious institutions, public and private schools,
community and recreation centers, and active and
passive parks

Market Square in New Albany

High Street in New Albany

Introduction
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VILLAGE CENTER ANALYSIS

The components of a successful Village Center, as they apply
to New Albany, were analyzed in the 2001 Strategic Plan.
Elements determined to make up a successful town center
included vehicular and pedestrian interconnectivity, mixed
land uses, residential density, and quality streetscape.

The Strategic Plan made spatial comparisons with four
other central Ohio communities to provide perspective and
insight on the positive and negative elements of each. The
four communities studied were Worthington, Westerville,
Dublin, and Hilliard.

The success or failure of these town centers is largely
intuitive and identification of success is consistent with
the elements previously mentioned. Successful execution
of these elements create a vibrant area that is enjoyable
as demonstrated in two of the town centers analyzed -
Worthington and Westerville.

Building scale and pedestrian oriented “urban envelope” contribute to a
vibrant downtown Worthington

Sidewalk displays create an inviting environment in the heart of Westerville

Analysis

Comparative Analysis

Land uses were mapped and included the location and
organization of civic uses, greenspace and housing. The
Land Use Analysis shows these components for Worthington
and Westerville which are considered to have successful
village centers. Both of these communities include four key
elements of success in their own town centers. First, both
have many of their civic buildings located in the historic
town center such as police and fire facilities and city hall.
These civic uses strengthen the feeling of community and
create destination uses for residents.

Secondly, they have high-density residential surrounding
the commercial center. This residential land use places many
users of the town center within a short, comfortable walk
which contributes to the vibrancy of the town center.

Thirdly, there are an abundance of roadway connections into
and out of the town core areas, with numerous primary and
secondary connections. There is a full integration of the core
with surrounding neighborhoods and the greater community.
Since all streets have pedestrian facilities walking into and
around the town core is commonplace. Furthermore, the
multiple roadway connections equitably distribute traffic
flow among many smaller appropriately scaled roadways
rather that a few large ones.

Finally, Worthington has well-located and organized
greenspace providing a central focus for the town center.
Their village green plays host to number of community
events throughout the year.

The Connectivity Analysis shows the absence of many key
components in the town centers of Hilliard and Dublin. In
neither case are significant residential units located around
the commercial core. There are very few residents within
walking distance which reduces the number of users and
mutes the vibrancy often found in a mixed-use environment.

Secondly, few if any of their civic buildings are located
within the historic town center. In Dublin’ case, they appear
to be close to the center, but there is poor connectivity to the
town center. Thirdly the connections into and out of the
town center are limited and poor isolating the area and
leaving few options for pedestrian or vehicular circulation.
Luckily, the mistakes of the Old Dublin and Old Hilliard
have not been made in New Albany. Also, these communities
lack a village green which provides for a central organizing
element and a community focus.




Village Center Comparison

Land Use Analysis Connectivity Analysis

Civic uses (blue) are shown within relation to the center of the Primary (red) and secondary (blue) street connections are
town. Also, a mix of commercial (red) and residential (yellow) indicated. New Albany has a number of primary street

uses are indicated. New Albany has located civic uses well and connections, but no secondary connections - unlike the 10+ in
has the start of a mixed use core, but lacks sufficient residential both of the successful communities shown.

units in close proximity.

10" radius

Worthington Land Use

Westerville Land Use Westerville Connectivity

New Albany Land Use New Albany Connectivity

Figure 2 - Spatial comparison of Village Center land uses
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Outdoor gathering and seating areas

New Albany Village Center Analysis

The Village Center of New Albany has been analyzed in the
same way as the aforementioned central Ohio town centers.
The Strategic Plan indicates that the level of success for town
centers such as Westerville and Worthington has not yet
been experienced in New Albany.

In the case of New Albany, a relatively limited amount of
development is in place from the earlier era of the Village.
Since New Albany is only now poised to catch pace with
better established town centers, there is a strong opportunity to
remedy existing challenges and create a successful plan. The
current challenges that exist include the following:

« Lack of higher-density residential that is directly
linked to the village core, correlation to less
commercial activity within the village core

« Absence of a central civic green that contributes to
an ill-defined center

« Relatively poor number of road connections into
the village center and limited quantity of residential
connections to commercial businesses

« An inconsistent presence of quality streetscapes
and a lack of pedestrian amenities

Planning Recommendations

The Strategic Plan also directed a number of recommendations in
order to improve the quality of the Village Center.

To improve upon land use, special incentives for higher
residential density need to occur and at close proximity to
the village core. This will help create a strong user base for
commercial businesses found in other communities like
Westerville and Worthington. Recommendations were made
to improve the interconnectivity between the Village Center

Analysis

and the rest of the community. The construction of Market
Street provided an additional primary east-west connection
to the Village Center as well as an important north-south
connection by linking Ogden Woods Boulevard with Market
Street and the rest of the Village Center.

One of the important remaining connections is the extension
of Ackerly Farms Road to the Village Center. Further
connections to the Village Center are encouraged on all
sides of the core with better developed secondary streets
like Market Street and Village Hall Road. The primary
thoroughfare roads are already in place for the Village
Center, but the secondary roadways need to be developed to
ensure the proper functioning of the greater road network.

Additionally, the Strategic Plan recommended streetscape
improvements that should be made on the Village Center
Streets such as Main Street and High Street. A High Street
streetscape project was completed between Main Street
and Dublin-Granville Road. Additional improvements are
planned for remaining portions of High Street.

Another key recommendation for the Village Center was to
establish an open space/civic framework. This was well-
detailed in the Rose Run Greenways Corridor Study which
outlined recommendations to expand the Rose Run corridor
to create a recreational backbone to the Village Center and
preserve this unique natural feature. Plan recommendations
for open space also include creating a civic center park in
order to group civic uses such as the Village Hall and the
police station. This open space in the Village Center would
also be complemented by a village green that would be a
more formal space to be used for Village ceremonies and as a
visual landmark for New Albany.

Evolution

The evolution of the Village Center in New Albany began as a
platted village by William Yantis and Noble Landon in 1837.

The original plat contained a traditional grid pattern that
centered around the intersection of Main Street, High Street
and Granville Street. This original grid did not expand in the
way that the original plats of Worthington and Westerville
did. The growth was stunted shortly after the original plat
was constructed.

It is speculated that this slow growth is attributable to a
number of factors. The location of New Albany did not
have the benefit of significant natural features or primary
transportation routes. Although there are several
watercourses in the area, including the Rose Run adjacent

to the village core, none of these were navigable or produced
the steady volume of flow needed to sustain industrial




interests. Similarly, though Johnstown Road and Dublin-
Granville Road were connecting routes, they did not link
major centers of population as effectively as routes further
to the west and south did. These other routes eventually
became key roadways in the region prior to highway
construction. Roadways such as the National Road (current
US 40) and the “3C” Highway (current SR 3) provided key
avenues for development in the region, but by-passed New
Albany.

More significantly, there is no indication of a coordinated
plan for the original village, one which incorporated
commercial and residential uses along with civic space. Such
a plan is evident in the underlying fabric of Worthington
where the initial city grid was oriented around the significant
civic space of the village green. Instead, New Albany
developed in a typical rural crossroads fashion, creating one
center street (High Street) with limited commercial uses
intermixed with residences. The traditional grid pattern then
extended a block or two in either direction, working around
established roadways and natural features.

Finally, the preponderance of poor soils and shallow bedrock

in the northeastern portion of the county made New Albany
less desirable for farming relative to better conditions elsewhere
in the region.

As a result of these factors, the development progress of the
Village was relatively stagnant for a great number of years.
Observing the historic plat of New Albany; it is clear that
little expansion of the early settlement occurred prior to
the sweeping changes of the 1990’s. Amid these two eras,
the expansion was largely limited to individual commercial
buildings along the three major thoroughfares, adjacent to
the original village core.

A small wave of commercial development took place largely
from the 1950’s through the 1970’s and was preceded only
slightly by the extension of residential uses on larger rural
lots along these thoroughfares. Construction of several
churches followed into the 1980’s. There were, of course, a
number of individual farm houses throughout what is now
the greater portion of New Albany, but few of those were in
proximity to the Village Center area studied here.

This all began to change with the rapid development of
New Albany in the 1990’s. The construction of the SR 161
bypass heralded a new circumstance for the Village and
development of the ground surrounding the Village Center
signaled true change. The first step was the establishment
of the New Albany Learning Campus, the anchor of the
northwest portion of the Village Center and the heart of
much community activity.

Concurrently, the New Albany Country Club community
developed to the south of the Village Center and it was
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Figure 5 - Village Center Areas of Anticipated Change
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becoming rapidly clear that a wholesale improvement was
needed to the historic crossroads around which this new
vision had been created. Due to development constraints
including small lots sizes and a limited market for
commercial uses due to the still small population, projects
in the Village Center were slower to develop. It was not until
the late 1990’s that significant investment began.

The Village itself made a commitment to the core of the
community by constructing a new Village Hall on Main
Street. This complemented the busy civic use of the post
office across the street. Market Square then became the first
large-scale retail/office development in the Village since

its origins. Momentum on the south portion of the Village
Center, continued as the Keswick condominium project
became the first large-scale multifamily project in the Village
Center reestablishing the value of urban-style living units
and the compatible nature of higher density residential in
proximity to the Village core.

Development of the northern portion of the Village Center
has now begun in earnest with the Windsor project. Its
neo-traditional approach to single-family residential
establishes another housing option in the Village Center.
This plan uses the areas of anticipated change as a

launching point (Figure 5). Due to the current light use of
the areas and the changing nature of the Village Center,
these are the portions most likely to see significant
re/development in the near future. Equally important will
be the Village’s success in reinvigorating the old village core
and integrating the new development through multiple
connections and good site design.

Village of New Albany aerial oblique view looking north

Analysis




EXISTING CONDITIONS

In order to recommend appropriate and effective means to
achieve the goal of a vibrant Village Center it is essential to
consider the existing conditions found there. The analysis
of the existing conditions will review the components of the
Village Center.

The New Albany Village Center consists of several structural
components. In order to analyze the existing conditions and
make effective recommendations, each of these structural
elements must be considered:

« Districts
« Blocks
 Lots

o Buildings
o Corridors

These structural elements, if addressed correctly, can provide
the building blocks for a successful village center in New Albany.

Districts

The term district is often used to describe areas of similar
development patterns and mix of uses. The districts reflect

the difference between the original historic Village Center and the

new Market Square development. Although these two areas
share some commonalities and are both located within the
Village Center they do differ slightly from each other in their
development patterns, characters and mix of uses.

The districts located in the Village Center (see figure 6).
These areas each have their own pattern of development and
should have respective individual recommendations that
address the character of these areas.

Learning Campus

The Learning Campus incorporates all current schools in the
Village including all those in the Plain Local School District,
the Jewish Day School and the site of the future Church of
the Resurrection School. In addition, related civic gathering
areas such as the Plain Township Aquatic Center, Swickard
Woods park, numerous school athletic fields and the site

of the future community recreation center are located here
as well. This District serves as the northwest anchor to the
Village Center. With the upcoming construction of the
performing arts center, this Learning Campus will continue
to be well integrated into the Village core.

Districts

The largest unit of development within the Village Center is the District. The development of Districts is important in creating order in the
Village Center. Districts are areas of development that share common characteristics, these characteristics can vary from the mix of uses to
architectural style. Creating Districts is important in creating unique areas within a village center.

=
q —%
Learning Campus 7
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)\ North Village

North Reserve

Dublin Granville Road

Figure 6 - Village Center districts
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Old Village:

The Old Village incorporates most of the historic initial
development of New Albany and the immediately
surrounding area. This area is largely characterized by
small lot and block sizes and with traditional development
patterns of limited curb cuts and alley service access. The
Old Village included the north commercial district for the
Village Center and seems well suited to focus commercial
uses on professional office and neighborhood retail uses.

North Village:

The North Village serves as the north residential core for
the Village Center. It houses the Windsor development,
incorporating small lots and blocks, alley access and
neighborhood park spaces. This area serves the vital
fun