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Architectural Review Board Staff Report 
July 13, 2026 Meeting 

  
 

EDGEHILL 
PRELIMINARY AND FINAL DEVELOPMENT PLAN  

 
 
LOCATION:  Generally located south of State Route 161, north of East Dublin-

Granville Road, west of Kitzmiller Road, and east of Johnstown 
Road/U.S. Route 62. (PID: 222-000238). 

APPLICANT: M/I Homes c/o Joe Looby, EMH&T  
REQUEST: Final Development Plan with Waivers 
ZONING:   Ganton Comprehensive-Planned Unit Development (C-PUD) 
STRATEGIC PLAN:  Village Center 
APPLICATION: FDP-04-2026 
 
Review based on: Application materials received on June 11 and June 30, 2026.  
Staff report completed by Sierra Saumenig and Javon Henderson, City Planners.     
 
I. OVERVIEW  
Due to the scale of the proposed development, this staff report provides a high-level analysis of 
the requirements listed below. The city staff fully evaluated every individual requirement (i.e. lot 
coverage, setbacks, lot dimensions, lighting, etc.) for the entire development. During the review 
process, several waivers were identified and are evaluated in the Planning Commission report for 
the application FDP-04-2026. The Ganton C-PUD zoning text states that “The Planning 
Commission shall be the decision-making body as to the approval, approval with conditions, or 
disapproval of each waiver application in accordance with the requirements of this text that are 
associated with a final development plan.” All waivers referenced in this staff report will be 
evaluated by the Planning Commission at their July 20th meeting. All other requirements for this 
site are met or conditioned. There is a related application for a new housing typology (ARB-47-
2026) which is evaluated under a separate staff report.  
 
The staff report has been organized into the following sections: 

• Use and Density Standards 
• Site Layout, Access and Parking 
• Parkland and Open Space Requirements 
• Architecture  
• Landscaping 
• Lighting and Signage 

 
In order to summarize the material and staff’s analysis, several city exhibits are referenced 
throughout the staff report. The city exhibits were created using the applicant’s submittal material 
included in the binder, where more detailed information may be found. 
 
Exhibit I: Supporting Documents  
Exhibit II: Architectural Plans and Elevations  
Exhibit III: Preliminary & Final Development Plans  
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II. REQUEST AND BACKGROUND  
The application is for the Edgehill final development plan on 58.4+/- acres generally located at 
the northwest corner of East Dublin Granville Road and Kitzmiller Road intersection.  
 
Per C.O. 1159.09(h), the applicant may submit the preliminary and final development plans as a 
single application, which is the approach taken in this case. This case as well as the associated 
waiver requests are scheduled to be heard by the Planning Commission during their meeting on 
July 20, 2026. Per the Ganton C-PUD zoning text, a final development plan application is 
required to be reviewed by the Architectural Review Board (ARB), and the board shall make a 
recommendation to the Planning Commission (PC), which takes final action.  
 
On August 20, 2024, City Council approved the Ganton C-PUD rezoning application (O-28-
2024). The Ganton C-PUD zoning text permits a maximum of 294 residential units within 
subarea 3. The zoning includes a zoning text that is specific to this area in the Village Center.   
 
 
III. SITE DESCRIPTION & USE  
The 58.4+/- acre zoning area is located in Franklin County and is currently undeveloped. The 
property was rezoned in 2024 to allow for this type of development. The surrounding uses of the 
property include the future Nationwide Children’s Hospital to the north, commercial properties to 
the west, residential to the south, and undeveloped land to the east.  
 
IV. PLAN REVIEW CRITERIA AND ENGAGE NEW ALBANY STRATEGIC PLAN 
The Architectural Review Board (ARB) and Planning Commission (PC) review authority is 
found under C.O. Chapters 1159.09, 1157.08, and the requirements of the Ganton C-PUD zoning 
text.  
 
C.O. 1159.09 states that the Planning Commission shall approve a final development plan 
application if it complies with the regulations of city code, the previously approved preliminary 
development plan, and associated zoning text. To facilitate this review, C.O. 1159.07(b)(3) 
requires several items to be included in the final development plan application which are included 
in Exhibit I.  
 
The site is located in the Village Center future land use district of the strategic plan. The Engage 
New Albany Strategic Plan is a guiding policy document that contains recommendations for 
future development. The strategic plan provides a summary of recommendations for the Village 
Center to implement key objectives for the city’s growth. They demonstrate how the 
recommendations outlined can be applied in the built environment.   
 
V. FINAL DEVELOPMENT PLAN REVIEW  

 
Use and Density Standards  

• The site is zoned Comprehensive-Planned Unit Development (C-PUD) (within 
Subarea 3), which permits uses within the Urban Center Code subdistricts, including 
Village Residential (VR), Core Residential (CR), Parkland and Preservation, private 
community facilities, public or privately owned recreational areas, civic uses, and 
government facilities. 

• The proposed development includes a mix of single-family homes and townhomes as 
well as open space and dedicated parkland. The Strategic Plan recommends a mix of 
housing types, transitioning from townhomes along Ganton Parkway to alley-loaded 
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single-family homes. The proposed development implements this vision by 
incorporating both townhomes and detached homes throughout the site. 

• These proposed residential uses are broken up into 7 different phases illustrated in 
Exhibit I (Phase Plan). 

• The development text permits a maximum of 294 residential units which is the same 
number permitted in Subarea 3D of the 1998 NACO PUD prior to the approval of this 
zoning text. Any permitted but undeveloped units in Subarea 3 maybe be deposited 
into the NACO “housing bank” that was created under the 1998 NACO PUD for 
transfer and development into other locations with the city.  The applicant proposes a 
total of 243 units (4.16 units/acre), with the distribution across the different phases 
shown in the table below: 

 
Unit Count Summary Table 

Phase 1A 1B 2 3 4 5 6 Total 
Single Family 
Homes 

18 16 0 26 0 34 0 94 

Townhomes 28 0 36 0 44 0 41 149 
Total 46 16 36 26 44 34 41 243 total units 

 
 

                       Illustrative Site Plan 
Site Layout, Access and Parking 
Site Layout and Access 

• The proposed development is accessed via five curb cuts including three along the 
future Ganton Parkway and two along the future Miller Avenue. The locations of 
these roadways are illustrated in Exhibit III along with their respective streetscape 
treatments. There are multiple requirements in city code and the zoning text related to 
roadway dimensions. The applicant is generally meeting these requirements however 
two waivers are being requested to be heard by the Planning Commission. These 
waivers include: 

a. Proposing a 10’ wide median on Public Street A whereas Urban Center Code 
section 5.20 requires 12’ wide medians.  
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b. Proposing 20’ wide alley drives whereas Urban Center Code section allows 
for a maximum of 18’ for alleys.  

• The zoning text indicates that Ganton Parkway shall have a right-of-way width of 
100 feet and vehicular access to and from Subarea 3 shall occur using Ganton 
Parkway once constructed. The plan meets this requirement and proposes direct 
access to the subarea from Ganton Parkway.  

• The applicant has agreed to build the future Miller Avenue from Ganton Park 
southwest to their property line (stubbed) and the city will complete the connection to 
US-62. Staff recommends a condition of approval that the applicant work with the 
city on the Miller Avenue road construction (condition #1). 

• From an overall planning and circulation perspective, the proposed development is 
thoughtfully designed and provides a well-connected street network that supports 
both vehicular and pedestrian movement into and throughout the site. 

  
Leisure Trail and Sidewalk  

• The applicant is required to install a public sidewalk within the right-of-way on each 
internal subdivision street (with the exception of alleys). The applicant meets this 
requirement with 5’ sidewalks throughout and proposes some additional private 
sidewalks on alleys. In total, an estimated 3.4 miles of new sidewalk is included 
throughout the development. 

• The applicant is required to install an 8-foot-wide, asphalt leisure trail along Dublin-
Granville Road and the site plan is showing that. The applicant proposes for the 
leisure trail to pass through an opening in the horse fence. Staff recommends a 
condition of approval requiring the applicant to work with city staff to identify and 
install appropriate fence end caps at the opening to ensure a finished appearance and 
maintain the integrity of the horse fence design (Condition #2). 

• Additionally, the future Ganton Parkway will have an 8-foot leisure path installed by 
the city.  

 
Parking 
Overall Parking 

• The proposed development provides a substantial parking supply that exceeds the 
minimum parking requirements of the Urban Center Code while incorporating a 
variety of parking options, including garage, driveway, visitor, and on-street parking. 
The minimum requirement for off-street parking for townhomes is one space per unit; 
the proposed Row House parking standards are that each home shall have a two-car 
garage and provide space for two passenger vehicles in the driveway.   

• Below is a table indicating the total parking which is shown in Exhibit III (L-1 
Parking and Open Space): 

 
Parking Summary Table 

Parking Category Spaces Notes 
Visitor Head-In Parking 52 Designated visitor parking 

areas owned and maintained 
by the HOA 

Visitor On-Street Parking 181 Located along internal streets 
Garage Parking 486 243 units × 2 spaces per unit 
Driveway Parking 486 243 units × 2 spaces per unit 
TOTAL PARKING 
PROVIDED 

1,205 Excludes future Miller 
Avenue spaces 
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Parking Spaces per Unit 5.0 1,205 spaces ÷ 243 units 
Miller Avenue On-Street 
Spaces* 

55 Not included in calculations* 

• The development includes two types of housing: the proposed Row House and the 
permitted Townhouse.  The proposed parking configuration satisfies or exceeds the 
minimum parking requirements applicable to comparable housing typologies within 
the Urban Center Code. Each dwelling unit is provided with two enclosed garage 
spaces and two driveway parking spaces, resulting in four dedicated parking spaces 
per unit. 

• In addition to resident parking, the development includes eight strategically located 
visitor parking areas throughout the site as well as on-street parking along some 
internal public streets. Collectively, these parking options provide ample parking 
opportunities for guests. 

• The applicant is requesting a waiver to permit certain parking areas to be located 
outside of the area behind primary buildings as required.  

 
Detached Rear Parking – Row House 

• The proposed Row House units incorporate detached rear garages that are accessed 
exclusively from the alley network as required by the Urban Center Code.  

• The detached rear parking structures comply with the applicable development 
standards as outlined below:  

 
 

Requirement Required Proposed Met 

Minimum side (same 
as building typology) 

3 feet 6 feet   

Minimum rear  5’ or up to 10’ if 16’ 
wide alley is present 

17’   
 

Minimum clear  15% of rear yard 29.5% 
 

 
 

Maximum height 
 

25 feet 20’  
 

Maximum area 800’ 462’  
 

 
 
Tuck-Under Parking – Townhome 

• The proposed Townhome units incorporate tuck-under garages accessed from the rear 
alley network. This design places parking behind the primary building façade and 
supports the pedestrian-oriented character envisioned by the Urban Center Code. 

• The proposed tuck-under parking arrangement satisfies the code requirement that 
vehicular access be provided from the alley. The applicant is, however, requesting 
waivers related to minimum lot width percentage and minimum lot size requirements 
for Townhomes. These requests will be reviewed by the Planning Commission and do 
not affect the functionality or access of the proposed parking configuration. 
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Parkland and Open Space Requirements  
• Per the zoning text, a minimum of 38.0 acres combined shall be the total amount of 

green space within dedicated parkland and privately owned open spaces. This 
requirement is evaluated for the development as a whole, rather than each phase. The 
total Ganton C-PUD zoning area consists of 108.1+/- acres. The future Nationwide 
Children’s Hospital site has dedicated 8.94 acres of open space. The applicant has 
proposed to provide a total of 17.29+/- acres in the development reserve areas, and a 
total of 13.7+/- acres in a dedicated future park west of the development along Rose 
Run. Therefore, the total amount of parkland and open space for the development is 
39.93+/- acres, which exceeds the minimum amount for the Ganton C-PUD zoning. 
The proposed parkland and open space areas are shown in Exhibit III (L-1 Parking 
and Open Space).  

• The development will have frontage along East Dublin Granville Road and the future 
Ganton Parkway, utilizing open space on both frontages and along the western 
boundary, while also integrating Rose Run Creek into a future public park. The 
applicant plans to dedicate 13.9 +/- acres of parkland for a future Rose Run park 
extension.  

• In Reserve A, the applicant is proposing a stormwater basin to service the 
development on the western side of the proposed development. In addition to the 
stormwater basin, the site is proposed to be utilized as a future park. The basin is 
currently being proposed as part of phase 1 of the development. Full details of the 
future park and the stormwater basin have not been determined. Staff recommends a 
condition of approval that the applicant come back to the Planning Commission for 
approval once the basin design and details have been reworked to service the entire 
development at full buildout. (Condition #3). 

• Per the Ganton C-PUD zoning text, the developer must dedicate 100 feet as measured 
from the western boundary line of subarea 3, between Ganton Parkway on the north 
and East Dublin-Granville Road on the south. The applicant has exceeded this 
requirement indicated in Reserve B. 

• There are 15 other parkland and open space areas throughout the development site. 
These spaces are used as an organizational element in a way that development may 
front onto them which contributes to pedestrian activity and a high-quality built 
environment in the Village Center.   

• The applicant proposes to install a community pavilion within Reserve F and cluster 
mailbox units within reserve areas throughout the development.  

• The entire development is within 1,200 linear feet of parkland/open space. The 
applicant has not provided full location details of the playground equipment. Staff 
recommends a condition of approval that the applicant continue to work with city 
staff on determining playground equipment and location in the HOA-owned and 
maintained reserves. (Condition #4).  

• The proposed parkland and open spaces areas are listed in the table below, along 
with the ownership and maintenance obligations. All parkland/open space details can 
be found in Exhibit III. 

 
Parkland and Open Space Table 
Parkland and Open Space 

Area 
Size Ownership and 

Maintenance 
Reserve A & Reserve B 
(Future Park) 

13.9 acres City ownership and 
maintenance 

Reserve C 14.2 acres HOA ownership and 
maintenance 
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Reserve D .8 acres HOA ownership and 
maintenance 

Reserve E .9 acres HOA ownership and 
maintenance 

Reserve F .3 acres HOA ownership and 
maintenance 

Reserve G .05 acres HOA ownership and 
maintenance 

Reserve H .04 acres HOA ownership and 
maintenance 

Reserve I .2 acres HOA ownership and 
maintenance 

Reserve J .2 acres HOA ownership and 
maintenance 

Reserve K .05 acres HOA ownership and 
maintenance 

Reserve L .08 acres HOA ownership and 
maintenance 

Reserve M .02 acres HOA ownership and 
maintenance 

Reserve N .03 acres HOA ownership and 
maintenance 

Reserve O .3 acres HOA ownership and 
maintenance 

Reserve P .02 acres HOA ownership and 
maintenance 

Reserve Q .1 acres HOA ownership and 
maintenance 

 
Architecture  

• For subarea 3 of the Ganton C-PUD zoning text, Sections II (Building Form), Section 
III (Urban Design Standards), and Section V (Street & Network Standards) of the 
City’s Urban Center Code shall serve as the baseline for development and 
architectural standards and requirements.  

• The applicant is proposing a Row House typology of homes based on similar 
standards to the House typology and Townhomes.  

• Section 2 of the Design Guidelines and Requirements (DGRs) contains architectural 
standards for both single-family homes and townhomes. For ease of review, the 
following analysis combines the applicable requirements for each housing type 
unless otherwise noted. 

• The applicant proposes a varied exterior material palette consisting of brick in four 
colors and Hardie plank siding in four colors. A consistent trim color will be used 
throughout the development, while four different shutter colors are proposed to 
provide architectural variety. Section 2 (II.D.1) states that true wood exterior 
materials are generally the most appropriate; however, alternative materials such as 
Hardie plank, vinyl, and other contemporary materials may be appropriate when used 
in a manner consistent with traditional architectural applications. The applicant meets 
this intent through the use of varied building elevations and architectural detailing 
that reflect traditional design patterns. 
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  Example elevation of single-family homes (Full Elevations shown in Exhibit II) 
 

• The proposed windows are vinyl, double-hung, and feature simulated divided lights, 
consistent with the applicable design requirements. As part of this application, the 
applicant is requesting a waiver from the Planning Commission to permit vinyl 
windows in lieu of the required vinyl-clad windows. 

• Section 2 states that garages must have single-bay doors that are no greater in width. 
The applicant is requesting a waiver to permit double-bay garages. 

• Section 2 states that when shutters are utilized, they are not required on all elevations; 
however, they should be applied consistently to all windows on the elevations where 
they are used. The applicant proposes shutters on all home designs; however, due to 
the architectural composition of the detached homes, applying shutters to every 
window on an elevation may not produce the most appropriate aesthetic outcome. 
This is the case for certain small first-floor windows included on some of the single-
family home designs. As a result, the applicant is requesting a waiver to allow 
flexibility in the application of shutters. 

• Section 2 requires that primary entrances to buildings must face the street. Majority 
of the proposed homes meet this requirement however a number of units on the 
western, eastern, northern, and southern edges of the site will face open space or 
parkland.  

• Specifically for townhomes, section 2 allows a maximum of 160 feet in building 
length and the applicant is meeting this with a maximum building length of 138 feet. 
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Example elevation of Townhomes (Full Elevations shown in Exhibit II) 
 

• As shown in Exhibit III (Sheet M-1 – High Visibility Lots), homes located on high-
visibility lots will incorporate enhanced architectural features and additional 
landscaping. Sheet M-1 also identifies exterior masonry distribution, with designated 
areas consisting of 60% all-brick homes and 40% all-brick homes, as illustrated by 
the corresponding color-coded areas. 

• Over the course of several months, the applicant and the City Architect worked 
collaboratively through multiple design iterations to refine the architectural character 
of the development and ensure it aligns with the Village Center vision and 
complements the surrounding urban context. Throughout the review process, careful 
attention was given to building proportions, massing, materials, façade composition, 
and architectural detailing to achieve a design that reflects New Albany's established 
architectural standards. The City Architect has expressed strong support for the final 
design, commending the applicant's thoughtful approach and commitment to 
incorporating the City's architectural principles. The resulting Row House elevations 
exhibit well-proportioned façades, consistent window patterns, and traditional 
detailing that reinforce an appropriate urban scale and rhythm. Likewise, the 
townhomes employ a classic "bookend" design strategy, with gabled end units 
framing simpler central building masses to create visual interest while maintaining 
architectural cohesion. The coordinated use of high-quality exterior materials, 
balanced façade compositions, and traditional double-hung windows further 
strengthens the architectural rhythm and contributes to a cohesive streetscape that is 
consistent with the character envisioned for the Village Center. 

 
Landscaping 

• There are many zoning code requirements related to landscaping that apply to the 
site; however, the landscape screening requirements from 1171.05(c) do not apply. 
City staff reviewed the proposed landscape plan and the applicant meets, and in some 
cases, exceeds all of the landscape requirements for the site. Several of these 
requirements are outlined in this section of the staff report.  

• The zoning text requires a landscape plan as part of the Final Development Plan 
application. Over the course of several months, the applicant worked closely with the 
City's landscape architect through multiple review cycles to refine the landscape 
design and ensure compliance with the zoning text and Development Guide 
requirements. MKSK has indicated that the revised landscaping satisfactorily 
addresses the applicable requirements and supports the overall design vision for the 
development. 

• Section V of the UCC and Sections 1171.04 and 1171.06 of the Codified Ordinances 
govern the development’s street tree and streetscape requirements. As shown in the 
table below, the applicant meets or exceeds these requirements overall across the site. 
Although street trees are not provided along five roadway sections because the 
required 25-foot spacing conflicts with driveways serving certain units, the applicant 
compensates for those localized shortfalls by exceeding the required number of trees 
in other areas of the development. Because the overall site landscaping and total tree 
requirements are being met, a waiver is not required. 

 
 



   
 

ARB 26 0713 Edgehill FDP-04-2026      Page 10 of 13 
 

Street Tree Table 
Street Frontage (feet) Required Trees Proposed Trees Met? 

Miller Avenue 900 25 (south side 
only) 

26  
 

Street A 1,641 45 (per side) 121  
Street B 615 17 (per side) 38  
Street C  296 8 (per side) 14  
Street D 478 13 (per side) 19  
Street E 464 13 15  
Street F 258 7 11  
Street G 352 10 (per side) 30  
Street H 527 15 14  
Street I 1,397 40 (per side) 99  
Street J 248 7 (per side) 17  
Street K 467 13 5  
Street L 202 6 8  
Street M 626 17 14  
Street N 416 12 13  
Street O 556 15 13  
Street P 161 5 7  
Street Q 161 5 7  

 
• The zoning text states parking areas should be designed to foster pedestrian 

connectivity by accommodating the required pedestrian connections/walkways and 
provide landscaping to enhance visual aspects of the development.  Particular 
attention shall be given to quantity of plant material and size of parking lot landscape 
islands closest to buildings. The proposed parking areas are connected through the 
pedestrian network and provide hedge and tree screening. 

• The zoning states state that the horse fence parallel to Dublin-Graville Road shall 
remain and the applicant is meeting this requirement.  

• The Strategic Plan recommends providing a substantial setback along Dublin-
Granville Road to preserve the corridor's rural character and scenic vistas through 
enhanced landscaping and buffering. The proposed development is consistent with 
this recommendation by incorporating a large setback along the roadway. 

 
Lighting and Signage 

• Each home in the subarea shall have a light mounted near the front entry door per the 
zoning text. The applicant has not provided the design of the front door light fixture. 
Staff recommends a condition of approval that the applicant provide the fixture 
design for front doors, subject to staff approval (Condition #5).  

• The applicant is proposing downcast light fixtures throughout the development, 
meeting the requirement for light fixture type per the zoning text.  

• Per C.O. 1169.14, Residential Subdivisions are permitted for one per subdivision 
entrance, 20 square feet in size per side, maximum height of 7 feet, sign board width 
of 7.5’, and 1” minimum sign relief. 

a. There are a total of three locations for signage at the entrances into the 
development. The three locations consist of two on Ganton Parkway and one 
on Miller Avenue. The signs are dual posts, single-faced, with a sign panel 
made of HDU. The applicant is proposing to provide lighting for the signs at 



   
 

ARB 26 0713 Edgehill FDP-04-2026      Page 11 of 13 
 

the base. The sign panel is proposed to be dark blue with white text and 
lettering, meeting the requirement for colors.   

 
 
 

 
VI. ENGINEERING COMMENTS 
The City Engineer has reviewed the application and provided the following comments. Staff 
recommends a condition of approval that the comments of the city engineer are addressed, subject 
to staff approval (condition #6).  

1. Provide hard copy approvals of all environmental permit documentation when they 
become available. 

2. On sheet I-2, revise the street light details to reflect the New Albany standard. 
3. Staff will further evaluate design and other construction-related details once detailed 

construction plans become available. 
 
VII. SUMMARY 
The Engage New Albany Strategic Plan states that a goal and objective for the Village Center is 
to increase the population living in the Village Center through new residential development. The 
proposed project will bring a substantial number of new residents into the Village Center and 
expand on the walkable and urban goal of the area. The Strategic Plan identifies the Ganton area 
as a natural extension of the Village Center and emphasizes the continued enhancement of the 
Rose Run Creek corridor. Consistent with this vision, the proposed development includes a 
dedicated ±13.9-acre park along Rose Run Creek, expanding upon the Rose Run I and Rose Run 
II improvements and further extending the Village Center's open space and trail network. 
 
The Engage New Albany strategic plan emphasizes the importance of providing green space and 
promoting sustainability by protecting, preserving, and enhancing natural features in the Village 
Center. The development is bordered by the Rose Run Creek, which is used as a bookend for the 
site on the western edge. The proposed future park will create a new park destination for the 
entire New Albany community and satisfy the needs of a variety of user groups with both active 
and passive recreation options. Users of this space will have access from other areas of the 
community via a new leisure trail addition along East Dublin Granville Road as well as new 
sidewalk connections within the development.  
 
The final development plan application reflects substantial consistency with the applicable zoning 
text and City Code requirements for the site. Based on the materials submitted and the review 
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completed to date, the proposal demonstrates a thoughtful site design approach that supports the 
intended urban character of the Village Center. Over the course of several months, the applicant 
worked collaboratively with city staff through multiple design iterations to refine the architectural 
character and site design of the development to better align it with the Village Center vision and 
surrounding context. That process focused on key considerations including building proportions, 
massing, materials, façade composition, roadway designs, and site detailing. Overall, the proposal 
represents a strong final development plan that is largely aligned with the applicable development 
standards and design objectives for the site. 
 
VIII. ACTION 
Should the ARB find that the application has sufficient basis for approval, the following motion 
would be appropriate: 
 
Move to recommend approval to the Planning Commission for final development plan application 
FDP-04-2026 based on the findings in the staff report with the following conditions (additional 
conditions of approval may be added).  
 

1. The applicant works with the city on the Miller Avenue road construction. 
2. The applicant works with city staff to identify and install appropriate fence end caps at 

the opening along Dublin-Granville Road. 
3. The applicant shall come back to the Planning Commission for approval once the basin 

design and details have been reworked to service the entire development at full buildout. 
4. The applicant shall work with city staff to determine the playground equipment to be 

installed within one of the HOA-owned and maintained reserve areas. 
5. The applicant shall provide the fixture design for the front doors of the homes, subject to 

staff approval.  
6. The city engineer’s comments shall be addressed during the permit review process.  

 
 
Approximate Site Location:  
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Source: NearMap 
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GANTON C-PUD SUBAREA 3 
 

M/I HOMES – EDGEHILL NEIGHBORHOOD 
 

NEW BUILDING TYPOLOGY REQUEST 
 

March 18, 2026 
 

The applicant, M/I Homes of Central Ohio LLC, has filed a combined application for 
preliminary development plan and final development plan approval for the development of Subarea 3 
of the Ganton C-PUD.  M/I Homes seeks to develop a residential community consisting of detached 
single-family homes and attached townhomes in an urban site plan within the Village Center area as 
identified in the City of New Albany’s Strategic Plan.  While the site is zoned C-PUD, the associated 
zoning text largely defers development standards for Subarea 3 to those contained within the Urban 
Center Code, such as but not limited to those concerning lot standards and building typologies.   

 
The detached single-family homes are sought to be developed through the introduction of a 

new building typology as permitted under the Urban Center Code, to be known as the “Row House” 
typology.  Section 2.2 of the Urban Center Code provides as follows: 

 
“2.2  Additional Building Typologies  
 
2.2.1  Additional building typologies not represented in this code can be considered with 
certificate  of appropriateness review and approval from  the ARB.  See Codified Ordinance 
Chapter 1140.  
 
2.2.2  For a new typology to be considered, the applicant must prepare graphic   exhibits and 
lot standards that correspond to  the desired placement in a sub-district.  
 
2.2.3  New building typologies shall be project  specific and cannot be used for other   
development applications.” 

 
Standards and Requirements: 
 
1. Description.  A Row House is generally described as a detached residential unit located on a 
narrow rectangular lot with relatively small side yard setbacks.   
 
2. Architecture.  Representative architecture and lot layouts for the Row House typology 
accompany this submittal.  In the event of a conflict between a particular design standard for 
architecture in the Urban Center Code and those which are illustrated in the accompanying 
architectural drawings, those which is shown in the architectural drawings shall govern. 

 
3. Lot and Setback Standards.  Homes constructed as part of this typology shall meet the 
following requirements: 
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Standard Minimum  Maximum 
 

Lot area 3,500 square feet 5,000 square feet 
Lot width 28 feet 35 feet 
Lot coverage No minimum  65% 
Street yard* 10 feet 15 feet 
Side yard  3 feet   8 feet 
Rear yard 17 feet 25 feet 
Building width 60% 80% 
Stories 2 2 
Height 35 feet 40 feet 

*Front steps/stoops may encroach up to 5 feet 

3.   Lot Access Standards.  

a.   Each home shall provide vehicular access to the rear of the structure from an alley 
that is publicly dedicated.   

b.   Each home shall have a two-car garage with an asphalt driveway extending between 
it and the real public alley.  The driveway shall be 16 feet in width (provided that the top of the 
driveway apron at and near the alley right-of-way line may be up to 20 feet wide), at least 17 feet in 
length, and shall provide adequate space between the garage and the rear alley to park two passenger 
vehicles next to one another outside of the alley right-of-way.   

4. Service & Utility Standards.   Above ground mechanical devices shall be located in the side 
or rear yard, behind all portions of the principal front façade, and shall be fully screened from the 
street and neighboring properties.   

5   Building Frontage Standards.  

a. At least one functioning pedestrian entrance to a home shall be provided from the 
front yard.  

 
b. Houses on corner lots shall be designed to include windows and at least one vertical   

plane break in elevation on the side facing the street.  
 

6. Landscape Standards. All street and side yards shall be landscaped with trees, shrubs, grass, 
ground covers, decorative wood mulch, or other materials or a combination of these materials. 
Buffering and screening per Codified Ordinances Section 1171.05(c) shall not be required.  
 
7. Garden Structures.  Garden structures shall be permitted in accordance with Section 3.5 of 
the Urban Center Code, provided that they are used for storage only.  

 
8. Fences.  Fences shall be permitted on or near side yard lot lines.   
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GANTON C-PUD SUBAREA 3 
 

M/I HOMES – EDGEHILL NEIGHBORHOOD 
 

WAIVER REQUESTS 
 

June 30, 2026 
 

The applicant, M/I Homes of Central Ohio LLC, has filed a combined application for 
preliminary development plan and final development plan approval for the development of 
Subarea 3 of the Ganton C-PUD.  M/I Homes seeks to develop a residential community 
consisting of detached single-family homes and attached townhomes in an urban site plan within 
the Village Center Area as identified in the City of New Albany’s Strategic Plan.  While the site 
is zoned C-PUD, the associated zoning text largely defers development standards for Subarea 3 
to those contained within the Urban Center Code, such as but not limited to those concerning lot 
standards and building typologies.  The detached single-family homes are to be developed 
through the introduction of a new building typology as permitted under the Urban Center Code 
as part of the pending application.  The Townhome building typology applies to the proposed 
attached townhome product in the new neighborhood. 

 
In conjunction with the pending applications the applicant is requesting approval of the 

following waivers from the underlying zoning requirements as detailed herein.  Section 1113.11 
of the Codified Ordnance provides the text, in Section VIII.N.3.b, provides that waivers shall be 
granted if they: 
  

i. Provide an appropriate design or pattern of development considering the 
context in which the development is proposed and the purpose of the particular standard. 
In evaluating the context as it is used in the criteria, the reviewing body may consider the 
relationship of the proposed development with adjacent structures, the immediate 
neighborhood setting, and a broader vicinity to determine if the waiver is warranted 
(“Criterion 1”);  

 
ii. Substantially meet the intent of the standard that the applicant is 

attempting to seek a waiver from, and fit within the goals of the City’s Strategic Plan 
(“Criterion 2”); 

 
iii.  Are necessary for reasons of fairness due to unusual building, structure, or 

site – specific conditions (“Criterion 3”); and  
 

iv. Do not detrimentally affect the public health, safety or general welfare 
(“Criterion 4”). 

 
Waiver Request #1:  Applicant requests a waiver from Urban Center Code Section 2.51 to 
reduce the minimum percentage of lot width that a townhome building must occupy from 90% to 
76%.    
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Rationale:  Section 2.51 of the Urban Center Code provides that townhome buildings shall 
occupy not less than 90% of a parcel and may occupy up to 100%.  Obviously, townhomes that 
are located between other townhome units on each side will always occupy 100% of a lot’s width 
when units are to be owned as fee simple lots with shared walls and roofs.  So, the minimum 
parcel occupancy waiver will apply only to the end units of townhome buildings. These end units 
will be located at a maximum distance of 7.5 feet from the side parcel line on which they are 
located, which allows for a comfortable distance of 15 feet between side facades of townhome 
end units for buildings that are located next to one another.  If the minimum lot occupancy 
requirement were to be applied per Section 2.51, townhome buildings on adjacent parcels would 
be located no more than 6 feet apart.   
 

Given the relatively long block lengths in the attached townhome portion of the site plan, 
when combined with the curvature of proposed streets (which are appropriate in this location 
based on the design of the new primary street running along the northern edge of the subarea and 
outside of the core of the Village Center), the increased spacing that this waiver will provide 
allows for more effective breaks and spacing between buildings over relatively lengthy distances, 
resulting in a better aesthetic and architectural rhythm when buildings are viewed from their 
fronts.  This provides an appropriate design and pattern of development given the context, 
fulfilling Criterion 1.  Moreover, the waiver will facilitate a design that still meets the City 
Strategic Plan’s goal of providing higher density housing in walkable communities in the Village 
Center Area and the intent of Urban Center Code Section 2.51, which is to provide buildings 
which are located in relatively close proximity to create an urban environment, fulfilling 
Criterion 2.  The curvilinear design of the new primary street sets the northern border of Subarea 
3 and has an extensive length and a design.  These combine to warrant some pauses in buildings 
in order to eliminate the appearance of a solid and uninterrupted visuals and creates an unusual 
site-specific condition that are not likely to be found elsewhere in the Village Center and provide 
the framework for unique and specific site conditions which have influenced the need for the 
waiver (meeting Criterion 3).  There are no negative impacts on the public health, safety, and 
welfare with this waiver, and in fact it may improve these impacts given the amount of traffic 
that the new primary street will handle (Criterion 4). 
 
Waiver Request #2:   Applicant requests a waiver from Urban Center Code Section 2.51 to 
reduce the minimum required lot size for townhome lots from 25 feet to 22 feet. 
 
Rationale:  Urban Center Code Section 2.51 provides that townhome units shall be located on 
lots that are a minimum of 25 feet and a maximum of 50 feet in width.  Townhomes in the 
proposed neighborhood are proposed for sale on individual lots with 22 feet in width for interior 
units and 25 feet for end units.  In general, townhomes in central Ohio are designed with a wide 
range of unit widths, with widths tending to be lower in more urban settings.  For instance, the 
applicant’s townhome product with a 21-foot width is found at Grandview Yard in Grandview, 
Ohio.  The City of Dublin’s most urban-based code, applicable to the Bridge Street District, 
provides a minimum townhome width of 16 feet.   In New Albany, the so-called “Hamlet” 
development at the intersection of New Albany-Condit Road and Central College Road has no 
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minimum lot width requirement.  This waiver request is minor and allows for varying unit widths 
for interior versus end building units. 
 
 Given the various widths of townhome units which are found throughout the central Ohio 
market, the 22-foot minimum width provides an appropriate design or pattern of development 
considering the context in which the development is proposed (an urban environment tending to 
lend itself to more compact units) and the purpose of Urben Center Code Section 2.51 (this 
meets Criterion 1).  The reduction of three feet of minimum width substantially meets the 
standard in that code section, representing only a 12% reduction (fulfilling Criterion 2).  The 
waiver is necessary for reasons of fairness due to fit eh particular building designs in this 
neighborhood, fulfilling Criterion 3.  There is no effect on the public health, safety, and welfare 
resulting from this waiver (meets Criterion 4).   
 
 
Waiver Request #3:   Applicant requests a waiver from Section 2 of the Village Residential 
DGRs, subsection II.A.2, to allow small surface parking areas not to be located behind primary 
buildings. 
 
Rationale:  Section 2 of the Village Residential DGRs, subsection II.A.2 provides as follows: 
 

“Parking areas shall be located behind primary buildings, except in the case of  
single-family or two-unit driveways.” 
 

 Small surface parking areas are located in the development which do not meet this 
provision as shown in accompanying plans.  These areas are located to the sides of structures and 
off premises from residential parcels themselves.  They provide limited amounts of head-in 
parking to provide additional parking options for visitors.  These areas are directly adjacent to 
streets.  This waiver does not circumvent the spirit and intent of the above-referenced provision.  
Rather, it merely addresses a to-be-built condition that is not contemplated in the DGRs.    

 The satellite parking areas are intended to serve periodic instances where a homeowner 
may host an event or gathering that requires additional parking options. Providing this additional 
parking on a lot or parcel containing residential units and to the rears of homes would be an 
unusual condition.  The applicable standard makes sense in an urban environment where there 
are a mix of uses and shared parking is the norm.  Given that no such mix of uses is present, 
required, or even permitted in this subarea, the proposed waiver and resulting condition provide 
an appropriate design or pattern of development considering the context and meets Criterion 1. 
The intent of the standard from which the waiver is requested to ensure that when excess parking 
is provided on a parcel, it does not occur to the front of a structure, which would reflect a 
suburban condition rather than an urban condition that is the goal in the Village Center.  
Therefore, providing parking to the sides of structures meets this intent and Criterion 2.  The 
types of housing that are proposed do not lend themselves to onsite parking outside of enclosed 
garages and driveways.  In this setting, excess parking is better suited in select locations outside 
of residential lots.  With the absence of a mix of uses and shared parking, for reasons of fairness 
due there are unusual building and site conditions that distinguish this proposal from others in 
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areas of the Village Center with diverse uses and shared parking (this fulfills Criterion 3).  There 
is no detriment to the public health, safety, and welfare, and in fact the absence of parking on the 
rears of residential lots likely enhances accessibility for emergency services (meets Criterion 4). 

Waiver Request #4:  Applicant requests a waiver from Section 2 of the Village Residential 
DGRs, subsections II.B.3 and III.B.3 to allow double-bay garage doors. 

 
Rationale:  Section 2 of the Village Residential DGRs, subsections II.B.3 and III.B.3, provide (in 
part) that garages must have single-bay doors.  The widths of the proposed residential product 
types are such that, in order to incorporate single-bay garage doors, 8-foot wide doors would 
need to be used.  However, this width is not optimal given the sizes of many modern vehicles.  
The applicant’s architect has reviewed the possibility of including 9-foot wide single-bay garage 
doors.  For townhomes (where the garage is integrated into the unit), the amount of room that 
would remain on each side of the doors and the width of the overall garage do not allow for 
enough room on the ends and between the doors for framing and door hardware / tracks.  While 
the single-family homes will have detached garages, the same issue arises and can only be 
addressed by expanding the width of the garage itself, which would lead to an undesirable design 
condition whereby garages would be wider than the homes with which they are associated, 
leading to a condition where, when viewed from the front, lots containing single-family homes 
would not have a linear building line along each side.  The resulting built condition if the 
applicable standard were to be applied would yield an unappealing architectural result, and 
therefore the waiver provides an appropriate design or pattern of development considering the 
context in which the development is proposed and the purpose of the particular standard 
(meeting Criterion 1).  In addition, the garages being provided substantially meet the intent of the 
standard that the applicant is attempting to seek a waiver from, and fit within the goals of the 
City’s Strategic Plan by providing enough room for modern-sized vehicles to maneuver and park 
within enclosed garages.  This is preferable to providing garages that are difficult to navigate and 
therefore would encourage residents to park on streets (this fulfills Criterion 2). 
 
This waiver is necessary for reasons of fairness due to unusual building and structure conditions, 
meeting Criterion 3.  The widths of garages resulting from the use of single-bay garage doors 
would not be compatible with the widths of primary structures with which they are associated.  
In addition, double bay garage doors were installed in Windsor, a neighborhood with a similar, 
urban feel.  This demonstrates the existence of the same condition in close proximity to this site.  
The public health, safety, and welfare will not be impacted in a negative manner by this waiver, 
and in fact may promote it by encouraging more off-street parking that maintains clear paths for 
emergency service vehicles, delivery trucks, etc.  (this meets Criterion 4).    
 
Waiver Request #5:   Applicant requests a waiver from Section 2 of the Village Residential 
DGRs, subsection II.B.5, to eliminate that the requirement that shutters, when used on a building 
elevation of a home, must be used on all windows of that elevation. 
 
Rationale:  Section 2 of the Village Residential DGRs, subsection II.B.5 provides as follows: 
 

“When shutters are employed, they need not be used on all elevations, but shall be used 
on all windows on an elevation.” 
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 The use of shutters will be commonplace in this neighborhood.  However, based on the 
architectural designs of detached homes, the use of shutters on the entirety of an elevation may 
not yield the best aesthetic result.  If subsection B.5 is strictly applied, there is a small window 
on the first floor of at least one of the single-family detached home designs where shutters are 
not being provided.  Based on the size of that window and its close proximity to the corner of the 
front façade, shutters would not appear to be appropriate and, in fact, would look contrived.  
Even with this waiver, the primary windows on the front facades of these homes will include the 
presence of shutters, thereby meeting the intent of the design requirement (meeting Criterion 1).  
With the vast majority of windows to include the use of shutters, even with the waiver building 
designs will substantially meet the intent of the standard (this meets Criterion 2).  Criterion 3 is 
met because shutters are mostly being provided as required while the particular designs of 
structures yield the unique condition whereby shutters are not appropriate in limited locations.  
This waiver has no effect whatsoever on the public health, safety, or welfare, as it merely relates 
to aesthetic components of architectural design (meeting Criterion 4).      

Waiver Request #6:   Applicant requests a waiver from Section 2 of the Village Residential 
DGRs, subsection II.B.6, to allow primary home entrances to face open space or parkland rather 
than a street. 
 
Rationale:  Section 2 of the Village Residential DGRs, subsection II.B.6, requires that primary 
entrances to buildings must face the street.  The proposed neighborhood will meet this 
requirement for a large number of residences.  However, a number of units on the western, 
eastern, northern, and southern edges of the site will face open spaces or parkland.  These units 
will still have pedestrian access along the front.   
 

Where streets are not provided to the front of units, there are a variety of reasons.  In the 
eastern and northern portions of the site, homes are located in relative proximity to the new 
primary street along the northern perimeter of Subarea 3 or to a realigned East Dublin-Granville 
Road.  The construction of a street in between homes and these major public streets just to meet 
the standards in the DGRs would negatively impact the special visual experience along those 
roadways.  It would also result in homes having a vast amount of pavement to the front of them.  
Along the southern edge of the neighborhood, the extension of a street ultimately would result in 
impacts to an existing stream.  Along the western edge, a street to the front of the units would 
impact what is planned to be a large expanse of parkland.  By providing green space to the fronts 
of units, affected homes are likely to be some of the most desired in the community while having 
no impact on vehicular access to them. Based on the setting and the presence of significant open 
space, additional paving is not as appropriate as it is in other locations.  

 
This waiver will facilitate an appropriate design or pattern of development considering 

the context in which the development is proposed and the purpose of the particular standard, 
meeting Criterion 1.  Presumably, the intent of the affected standard is to ensure easy pedestrian 
access to units.  Efficient pedestrian access will be maintained through the use of sidewalks 
extending to doors on the front facades of homes.  For this same reason, even with this waiver 
the affected units still will substantially meet the intent of the standard that the applicant is 
attempting to seek a waiver from, and will fit within the goals of, the City’s Strategic Plan to 
foster a welcoming pedestrian experience (meeting Criterion 2).   
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The waiver is necessary for reasons of fairness due to site – specific conditions, fulfilling 

Criterion 3.  The existence of such vast amounts of open space and parkland in close proximity 
to a development proposal is truly an unusual circumstance in the Village Center.  It results in the 
need for creativity in order to maximize the ability of residents to enjoy the benefits of these 
features.  Nothing associated with this waiver will negatively impact the public health, safety, or 
welfare, as pedestrian and vehicular access to units will be preserved. 

 
Waiver Request #7:   Applicant requests a waiver from Section 2 of the Village Residential 
DGRs, subsection A.7, to allow new windows to be made of vinyl, rather than just being cladded 
with vinyl. 
 
Rationale:  Section 2 of the Village Residential DGRs, subsection B.7, provides (in part) that 
“[n]ew windows must be made of wood and may have either vinyl or aluminum cladding on the 
exterior.”  The applicant seeks to allow windows in the community to be made of vinyl.  Since 
vinyl cladding is permitted by the DGRs, the fact that windows will be made of vinyl will have 
no visual impact from the exteriors of homes.  The vinyl window to be used is of a high quality 
and will be much more durable in the long term from a maintenance perspective than a wood 
window.  These factors demonstrate compliance with Criterion 1 and Criterion 2. The window 
has been used in other locations throughout Ohio on the applicant’s products and has 
demonstrated successful applications, meeting Criterion 3.  There are no impacts on the public 
health, safety, and welfare, therefore meeting Criterion 4.  The applicant has provided an 
example of the proposed window in order to demonstrate its quality and aesthetic.   
 
Waiver Request #8:   Applicant requests a waiver from Urban Center Code Section 5.24, which 
provides for an 18-foot wide maximum alley width, to allow for a 20-foot wide alley width. 
 
Rationale:  The minimum pavement width required per Section D103.6.1 of the Ohio Fire Code 
for a fire apparatus access road with no on-street parking is 20 feet.  The proposed alleys provide 
for fire truck access and do not allow for on-street parking.  Therefore, the underlying Urban 
Center Code standard is in conflict with the state fire code.   In cases where the state fire code is 
in conflict with local ordinances, the former governs.  The standard created by this waiver 
provides an appropriate design or pattern of development given that it is required by state law, 
thus meeting Criterion #1.  Also, it substantially meets the intent of the standard that the 
applicant is attempting to seek a waiver from, and fit within the goals of the City’s Strategic 
Plan, as it is only increasing the maximum width by 2 feet, meeting Criterion #2.  The waiver is 
necessary for reasons of fairness, due to the required standard being in conflict with state law 
(meeting Criterion #3).  Criterion #4 is satisfied because the new standard will enhance public 
safety since it will provide easier and safer access for fire safety vehicles. 

 

Waiver Request #9:   Applicant requests a waiver from Urban Center Code Section 5.19 to 
allow a minimum 10-foot wide center median within the internal streets within the development 
which are designed as boulevards when a 12-foot minimum is the standard.  This waiver is 
necessary in order to accommodate the turning movements of a Plain Township ladder truck and 
still maintain the design intent of a New Albany Village Center two-lane boulevard. 
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This waiver still provides an appropriate design in the residential context in which the 
development is proposed, maintaining a significant green area between travel lanes. and the 
purpose of the particular standard (Criterion #1).  Given the tighter turn radii that are typically 
present in denser residential neighborhoods like the one being proposed, the modified median is 
appropriate (Criterion #2).   Criterion #3 is satisfied in that a 10-foot wide median is not 
substantially smaller than a 12-foot wide median.  And once again, Criterion #4 is met with this 
waiver since it is furthering public safety by accommodating the turning movements of Plain 
Township fire trucks. 
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1. Waiver from Urban Center Code Section 2.51 to reduce the
minimum percentage of lot width that a townhome building must
occupy from 90% to 76%.

2. Waiver from Urban Center Code Section 2.51 to reduce the
minimum required lot size for townhome lots from 25 feet to 22
feet.

3. Waiver from Section 2 of the Village Residential DGRs,
subsection II.A.2, to allow small surface parking areas not to be
located behind primary buildings.

4. Waiver from Section 2 of the Village Residential DGRs,
subsections II.B.3 and III.B.3 to allow double-bay garage doors.

5.  Waiver from Section 2 of the Village Residential DGRs,
subsection II.B.5, to eliminate that the requirement that shutters,
when used on a building elevation of a home, must be used on
all windows of that elevation.

6. Waiver from Section 2 of the Village Residential DGRs,
subsection II.B.6, to allow primary home entrances to face open
space or parkland rather than a street.

7. Waiver from Section 2 of the Village Residential DGRs,
subsection A.7, to allow new windows to be made of vinyl, rather
than just being cladded with vinyl

8. Waiver from Urban Center Code Section 5.23  to allow 20-foot
wide alleys when 18-foot wide is the standard.

9. Waiver from Urban Center Code Section 5.19 to allow 10-foot
wide center median when 12-foot is the standard.
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February 13, 2026 
 
 
Mr. Steve Mayer 
City of New Albany 
Development Department 
99 West Main Street 
New Albany, OH  43054 
 
Subject:  Ganton Parkway/Camden Development – Environmental Compliance REVISED 
 
Dear Mr. Mayer, 
 
This letter serves to inform the City of New Albany of environmental conditions associated with the 
Ganton Parkway/Camden development project. This project is located north of Dublin Granville 
Road, west of Kitzmiller Road, south of Interstate 161, and east of Johnstown Road. The project is 
shown on the attached reference exhibit labeled ‘Camden Parkway Projects.’  
 
The Ganton Parkway/Camden development project consists of five separate projects developed 
by at least two separate entities. These consist of the following:  

(1) The extension of Ganton Parkway by the City of New Albany. 
(2) The realignment of Dublin Granville Road by the City of New Albany. 
(3) The development of a public park by the City of New Albany. 
(4) The development of the Camden residential development by M/I Homes of Central 

Ohio. 
(5) The extension of Miller Road across Rose Run and connecting with Ganton Parkway 

(developing entity undefined). 
 
The entire project area has been delineated by EMH&T and an Approved Jurisdictional 
Determination has been obtained from the U.S. Army Corps of Engineers (USACE). The project area 
contains jurisdictional streams, jurisdictional wetlands, and isolated wetlands with the following 
permits required by project: 
 

(1) The extension of Ganton Parkway will require a Nationwide Permit (NWP) from the 
USACE and an Isolated Wetland Permit (IWP) from Ohio EPA. EMH&T is in the process 
of preparing these permit applications.  We expect the NWP by May 1, 2026 and the 
IWP by March 31, 2026.  

(2) The realignment of Dublin Granville Road will require an NWP and an IWP. The 
applications for these permits were decided to be included in Task 1 above. The dates 
of expected receipt are therefore the same. 

(3) The public park will require an Individual 404 permit from the USACE and an Individual 
401 permit from Ohio EPA. The applications for these permits have not been started. 
From Notice to Proceed to EMH&T (NTP) it is expected to take up to 14 months for 
receipt of the permits.  

(4) The Camden residential development will require an NWP and an IWP. The applications 
for these permits have not been started. From NTP it is expected to take 2 months for 
receipt of the permits.  
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(5) The Miller Parkway extension will also require an NWP. The applications for this permit 
have not been started. From NTP it is expected to take 2 months for receipt of the 
permits. 

 
If you have any questions regarding this information or require additional documentation, please 
do not hesitate to contact me at (614) 775-4515. 
 
Sincerely, 
 
EVANS, MECHWART, HAMBLETON & TILTON, INC. 

 
Robert F. Milligan 
Director of Environmental Services 
Principal 
 
Cc: Joe Looby, EMH&T 



 

Engineers, Surveyors, Planners, Scientists 

MEMO
 

Date: November 13, 2025 

To: Joseph Looby, PLA 

From: Lawrence C. Creed, Esq., PE 

Subject: Camden Parkway Townhomes Traffic Letter 

  

 

The subject site, Camden Parkway Townhomes, is planned for the west side of Ganton Parkway, south of a 
planned extension of Miller Avenue, as shown in Figure 1 and on the attached concept plan. When site 
development and area roadways are complete, the site will provide 240 homes accessed at two locations 
on Ganton Parkway, one full-movement and one right-in/right-out, and one full-movement access on the 
extension of Miller Avenue. The City of New Albany is in the process of constructing the first phase of Ganton 
Parkway south of Theisen Drive, including intersections at Ganton Parkway/Miller Avenue and Ganton 
Parkway/North Site Access to Camden Parkway Townhomes. The first phase of Ganton Parkway terminates 
in a cul-de-sac south of the North Site Access. The South Site Access to Camden Parkway Townhomes will 
connect to a future extension of Ganton Parkway.  
 

Figure 1: Location Map 

 
 
EMH&T prepared a traffic study dated May 21, 2025, that recommended traffic operations in conjunction 
with the development of the subject site and a public park located north of the Miller Avenue extension. The 
May 21, 2025, study also accounted for the development of the Nationwide Children’s Hospital site across 
Ganton Parkway from Camden Parkway Townhomes, and the construction of Ganton Parkway itself. That 
study analyzed the proposed Camden Parkway Townhome site with 294 multi-family homes, which was the 

 Camden 
Site 
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estimated development density at that time. Our May 21, 2025, traffic study, therefore, accounts for 54 
more homes than is currently proposed on the subject site.   
 
The May 21, 2025, traffic study forecasted trip generation for the 294 multi-family homes estimated at that 
time according to the data and procedures contained in the Trip Generation Manual, 11th edition (Institute 
of Transportation Engineers 2021). See Table 2 below for the previous trip generation calculations. Since 
that time, the 12th edition of the Trip Generation Manual was released, and Table 1 shows trip generation 
calculations for the current development plan (240 homes) using the 12th edition of the Trip Generation 
Manual. Comparison between the tables shows that the current site plan increases ADT trips by 12, AM Peak 
trips by 25, and PM Peak trips by 18 compared to the May 21, 2025 study. 
 

Table 1: Trip Generation for Camden Parkway Townhomes  

 
 

Table 2: Trip Generation for Subject Site As Shown in May 21, 2025 Study 

 
 
The proposed access points for Camden Parkway Townhomes should align with the access locations 
previously approved by the city for the Nationwide Children’s Hospital (NCH) development. Based on the 
current site plan, the Camden access points on Ganton Parkway appear to be generally aligned with the 
NCH access configuration. However, the full-access driveway for Camden, designed as a wide boulevard-
style entrance, may not directly align with the corresponding access point on the opposite side of Ganton 
Parkway. While this offset is not expected to create significant operational issues, it should be considered 
in final design coordination to ensure optimal intersection performance. 
 
The turn lanes shown in the Camden Parkway Townhomes site exhibit are generally consistent with the City 
of New Albany’s construction plans for Ganton Parkway however, the City’s design includes a future 
northbound left-turn lane with transverse pavement markings, measuring approximately 140 feet at the 
Miller Avenue extension. Upon the construction of Miller Avenue at Ganton Parkway, the transverse pavement 
markings should be removed and replaced with the appropriate turn lane pavement markings. A future 
northbound left-turn lane is also designed on Ganton Parkway at the North Camden Access Drive and should 
similarly be updated upon opening of the site drive at this location. 
 

88 ADT T = 8.07(x) + 265.45 976 488 488

Single-Family Detached Housing units 210 AM Peak T = 0.67(x) + 5.59 64 17 47

PM Peak Ln(T) = 0.92Ln(x) + 0.33 86 53 33

152 ADT T = 6.53(x) + 3.25 996 498 498

Single-Family Attached Housing units 215 AM Peak T = 0.59(x) - 15.25 75 19 56

PM Peak T = 0.57(x) - 7.84 79 45 34

1,972 986 986

Total 139 36 103

165 98 67

Trips

Exiting
Land Use Variable

ITE

Code

Time

Period

ITE

Formula

Total

Trips

Trips

Entering

ADT

AM Peak

PM Peak

294 ADT T = 6.41(x) + 75.31 1,960 980 980

Multifamily House (Low-Rise) units 220 AM Peak T = 0.31(x) + 22.85 114 27 87

PM Peak T = 0.43(x) + 20.55 147 93 54

Trips

Exiting
Land Use Variable

ITE

Code

Time

Period

ITE

Formula

Total

Trips

Trips

Entering
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In summary, the previously approved traffic study dated May 21, 2025 accounts for development of the 
Camden Parkway Townhomes site. Proposed access points and traffic operations appear consistent with 
previous approvals and design of Ganton Parkway subject to final engineering of the Camden site. There is 
a small difference in the trip generation between the 294 multi-family homes assumed in the study and the 
240 single-family homes now proposed. Calculated trip generation for the currently planned single-family 
homes is slightly higher than trip generation for multi-family use even though the number of homes is reduced. 
Single-family residences generate more trips per unit than multi-family. Nevertheless, the difference 
averages less than 1 vehicle every two minutes during peak hours and not expected to change the results of 
the May 21, 2025 study.  



1 
 

Edgehill Exteriors Material List (1/8/26) 
ROOF 

Manufacturer: Certainteed 
 Type/Specification: Landmark XL-30 Year, Dimensional  

Color: Weathered Wood 

 
 
BRICK 
 Manufacturer: Belden, General Shale 

Type/Size: Face/Queen (non-modular) 
Mortar Style/Color: Grapevine Joint/Med. Gray  
Colors: Belcrest 560, Garnet Blend, Lancaster Blend, Old Brick Trainstation 

 

 
 
 
 
 
 
 



2 
 

SIDING/VERTICAL PANEL/BOARD & BATTEN 
 Manufacturer: James Hardie 
 Style: HardiePlank Select Cedarmill Lap Siding, Color Plus 

Exposure: 7” 
Colors: Arctic White, Cobblestone, Pearl Gray, Monterey Taupe (colors appear darker than 
actual)  

  

  
 
TRIM (corner boards, soffits, eaves)  
 Manufacturer: HardiePlank  

Style: Roughsawn 
 Color: Arctic White 

  
  



3 
 

GUTTERS & DOWNSPOUTS 
Material: Aluminum 
Style: 5” & 2x3”  
Color: White 
 

SHUTTERS 
Manufacturer: Mid-America, SolidThru color 
Material: Vinyl 

 Shutter Style: 2-panel raised/equal, simulated operable, no hardware 
Colors: Black, Musket Brown, Storm Cloud, Tuxedo Gray 

  
 
WINDOWS 
 Manufacturer: Jeld-Wen 
 Material: Vinyl 

Style: Double hung, simulated divided light, grids elevation-specific (see renderings) 
 Color: White interior and exterior 
 
DOORS 
 Manufacturer: Therma Tru Fiber Classic, smooth, no glass, primed for paint 
 Entry Door Style: Elevation-specific (see renderings) 
 Rear Door Style: match Entry  
 Door Color: Per Exterior Color Package: Black, Musket Brown, Storm Cloud, Tuxedo Gray 
  
 
 
 
 
 



4 
 

GARAGE DOORS 
Manufacturer: Wayne Dalton insulated Fiberglass 9100 – Ranch Panel, no hardware or 
windows 
Color: White 

 
 
BLACK ALUMINUM PORCH RAILING 
  
BLACK METAL ROOF 

 
CONCRETE FRONT PORCH, STEPS, and REAR STOOP 
 
WHITE FENCING – Windsor equivalent 

 

 
 
 
 
 
 

EXTERIOR LIGHTING 
Front Porch and Rear Stoop  
Location: One fixture, set next to the door in a uniform location 
Style: Elevation-specific 
Finish: Black 
Coach Lights on Garage 
Location: Flanking door 
Style: One style for all homes, regardless of elevation  
Color: Black 
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SQUARE FOOTAGES
Main Level 1001
Upper Level 960
Subtotal (Conditioned) 1961
Front Porch 124
Rear Porch 29
Total 2114
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Main Level
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Upper Level
SCALE 1/4" = 1'-0"

B A L D W I N
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SQUARE FOOTAGES
Main Level 1022
Upper Level 981
Subtotal (Conditioned) 2003
Front Porch 135
Rear Porch 29
Total 2167
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SQUARE FOOTAGES
Main Level 1033
Upper Level 992
Subtotal (Conditioned) 2025
Front Porch 152
Rear Porch 25
Total 2202Main Level

SCALE 1/4" = 1'-0"
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D E N N I S O N
FLOOR PLANS - ELEV C
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SQUARE FOOTAGES
Main Level 1053
Upper Level 1013
Subtotal (Conditioned) 2066
Front Porch 163
Rear Porch 25
Total 2254




