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October 31, 2018 
 
City of Columbus 
c/o Greg Fedner, Administrator, DOSD 
910 Dublin Road 
Columbus, OH  43215 
 
 
Subject:  Request for a Type III Variance from the City Columbus Stormwater Drainage 
Manual for the Proposed Sancus Apartments Development Site, Columbus, Ohio 

 

Dear Mr. Fedner: 

On behalf of Akidel Investment Co., LLC (Applicant), MAD Scientist Associates, LLC 
(MAD) presents The City of Columbus (the City) with this Request for a Type III Variance 
from the City of Columbus Stormwater Drainage Manual (the Manual) for proposed 
impacts to the Stream Corridor Protection Zone (SCPZ) associated with the Sancus 
Apartments Development Site in Columbus, Franklin County, Ohio (henceforth referred to 
as the Site; see Figures 1 and 2).  

MAD completed a wetland and stream delineation at the Site on December 20, 2017. 
Three wetlands, identified as A, B, and C, were delineated at the Site (see Figure 3). The 
total wetland area is 0.21 acres. Wetland A, located on the western side of the Site, is a 
forested wetland consisting of a shallow depression and is dominated by young second 
growth eastern cottonwood. Wetland B is a complex of riverine wetlands abutting an 
unnamed tributary which bisects the Site. Vegetation is dominated by shrub/scrub species, 
and an emergent understory is also present. Wetland C, located on the eastern side of 
the project area, is an emergent wetland consisting of shallow depressions with a row of 
older second growth cottonwood trees along the southern border.  

Two streams were also identified onsite. Stream 1 (a perennial stream) bisects the site, 
running from north to south. Stream 2 is a small gully/ephemeral stream forming as 
Wetland C grades into a small channel, eventually eroding into the eastern bank of Stream 
1. See Figure 4 for a map depicting the streams and stream sample reaches.  

On May 8, 2018, a Nationwide Permit (NWP) 39 for Residential Developments (LRH -
2018-227-SCR-UNT Alum Creek) was issued by the U.S. Army Corps of Engineers 
(USACE) for the proposed project. A copy of this permit is included as Attachment A. The 
proposed development (the Preferred Alternative), permitted under NWP 39, will consist 
of 36 units with associated parking spaces. As a result of the development, Wetlands A 
and C will be impacted in their entirety (0.18 acres total of wetland impacts). In addition to 
these wetland impacts, there will be a temporary Stream 1 impact for a water line crossing, 
however, no direct permanent impacts to the stream will occur. A three-sided box culvert 
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will be used to cross Stream 1 and avoid any permanent stream impacts; and Stream 2 
will also be avoided.  

Under the Preferred Alternative, approximately 0.11-acres of permanent permitted 
impacts (i.e., the road crossing) and 0.17-acres of permanent non-permitted impacts (i.e., 
buildings, parking, and storm water management features) will occur within the SCPZ (see 
Figure 5 and the table below). This includes impacts to approximately 0.13 acres of 
Wetland C (which is adjacent to the SCPZ and therefore included within it) and 
approximately 0.15 acres of the SCPZ surrounding Streams 1 and 2 to allow for the road 
crossing (permitted, 0.11 acres), and a storm detention basin (non-permitted, 0.04 acres). 
Although parking extends to the edge of the SCPZ, the owner is committed to keeping this 
area natural and will not mow or otherwise maintain the SCPZ, with the exception of 
trimming up limbs that extend into parking spaces or removing trees that present a safety 
hazard to the residents or their property.  

Table summary of site acreage for variance application. 

Existing SCPZ 1.2 acres 

Temp SCPZ impacts* 0.06 acres 

Permanent permitted SCPZ impacts 0.11 acres 

Perm. non-permitted SCPZ impacts 0.17 acres 

Proposed new SCPZ**  0.17 acres 
SCPZ to be enhanced and protected 
with conservation easement  

0.87 acres 

Wetland impacts *** 0.18 acres 

In-lieu-fee (ILF) wetland mitigation **** 0.30 acres 

* site grading and water line crossing (Note: water line will be 
extended under Stream 1 by directional boring). 

** 1:1 onsite mitigation for permanent, non-permitted SCPZ impacts 

*** Permit issued by U.S. Army Corps of Engineers (05/08/18) 

**** 1.5:1 offsite mitigation for jurisdictional wetland impacts 
purchased through Ohio Stream + Wetlands ILF program 

Please refer to Section 1 for a more detailed description of the wetland and stream 
features, as well as an overview of the substantial hardship that may result if a variance 
is not granted to allow impacts within the SCPZ. Please note that Section 2 provides a 
narrative description of the three development plans for the Site (Preferred Alternative 
Plan, Minimal Alternative, No Disturbance Alternative) and Attachment B includes the 
three proposed Site Plans.  

As mitigation for the wetland impacts, 0.30 acres of in-lieu fee credits were reserved 
through the Stream + Wetlands Foundation (See Attachment C for a copy of the Mitigation 
Agreement). The permanent, non-permitted impacts to the SCPZ will be mitigated at a 1:1 
ratio onsite, through the incorporation of additional adjacent areas into the SCPZ. In 
addition to this mitigation, the Applicant also proposes to remove litter, debris, and invasive 
species such as Amur honeysuckle (Lonicera maackii) and Callery pear (Pyrus calleryana) 
throughout the Site, and plant native trees and shrubs to enhance the entire SCPZ on site.  

To offset the loss of trees and shrubs associated with temporary and permanent 
disturbance within the SCPZ - which includes the area of Wetland C and the proposed 

mailto:mary@madscientistassociates.net
mailto:mark@madscientistassociates.net
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new SCPZ – a total of 231 woody plants (150 willow stakes and 81 container shrubs and 
trees) will be planted throughout the remainder of the SCPZ (approx. 0.87 acres on Site, 
including the 1:1 mitigation additions; see Figure 6) to supplement the sparse natural 
buffer and help provide habitat, bank stabilization and, as the riparian zone matures, 
shade for the stream. Plantings will be more concentrated north of the proposed road 
crossing, as trees and native shrubs are sparser in this portion of the SCPZ. These 
plantings will more than offset the required tree removal within the SCPZ, which will require 
the removal of only 15 trees, including two invasive Callery pears (see Figure 7).   

Per the 2015 City of Columbus Tree Protection and Mitigation Policy, this removal would 
require that 21 trees of 2.5” caliper be planted.  To provide for a more extensive planting, 
the Applicant proposes to plant a mixture of 3- and 5-gallon container trees and shrubs.  
Shrubs and faster-growing trees will be ordered in the 3-gallon container size and slower 
growing trees will be ordered in the 5-gallon containers.  In all, 44 trees, 37 shrubs, and 
150 willow stakes will be ordered and installed with calipers ranging from at least ¼” up to 
1'’.  Though smaller in caliper, these quantities will far exceed the required replacement 
tree numbers, and even if viewed from a total caliper inches perspective based on the 
minimum caliper container tree, will surpass the City’s mitigation requirement (231 x 0.25” 
= 57.75”, as compared to 21 x 2.5” = 52.5”). The advantages of container trees and willow 
stakes over balled and burlapped trees are two fold:  1) the Applicant can re-vegetate a 
higher percentage of the SCPZ with desirable natural vegetation; and 2) the plant material 
can be more easily handled by a volunteer work force. On behalf of the Applicant, we have 
initiated a discussion with Friends of Alum Creek and Tributaries about involving their 
organization in the planting of this riparian zone within their watershed. The organization 
will be discussing this opportunity at an upcoming meeting, and we anticipate their 
involvement. Our firm has a strong history of effective collaboration with FACT. 

As an improvement to the appearance and stability of the eroded/incised Stream 2, some 
bank shaping and biostabilization (with a native slope seed mix and willow stakes) will 
also be performed. This should serve to reduce erosion and the resulting sedimentation 
that may be adversely affecting Stream 1. All SCPZ area outside of the identified 
permanent impacts will be allowed to develop naturally; no maintenance or mowing will 
be performed in these areas. Section 3 provides a detailed description of the proposed 
on-site mitigation.  

Feel free to contact me with any questions. I can be reached at 440-213-1830 or via email 
at mary@madscientistassociates.net, or you may contact Mark Dilley, MAD’s Chief 
Scientist, at 614-818-9156 (mark@madscientistassociates.net).  

Best Regards, 
 
 
 
Mary B. Skapof 
Environmental Scientist II, Permitting Specialist  
 
Attachments 
 
cc: Yaw Agyekum, Akidel Investment Co., LLC 
 Ed Snodgrass, PND Builders, LTD 
 Jae Billiter, King Thomas  
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SECTION 1-REASON VARIANCE IS REQUESTED 

Part A: Overview of Existing Conditions and Resource Impact Proposal 

As a result of the proposed Preferred Alternative Plan, Wetlands A and C will be impacted 
in their entirety (0.18 acres; see Figure 6). MAD assessed the wetlands using the ORAM 
(Ohio Rapid Assessment Method), and assigned Wetlands A, B, and C scores of 28, 28, 
and 16, respectively, which identifies them as Category 1 wetlands. These types of 
wetlands are defined as “limited quality waters” which have low functionality and limited 
potential for restoration; therefore, we believe (as does the USACE), that the off-site 
mitigation proposed for impacts to Wetlands A and C is appropriate. 

A three-sided box culvert will be installed for the road crossing connecting the two sides 
of the development to avoid impacting Stream 1. Stream 2 will be avoided. Stream 1 was 
identified as a Modified Class II Primary Headwater Habitat (PHWH) with an HHEI score 
of 67. Stream 2 was identified as a Class I PHWH with an HHEI score of 40 (see Figure 4 
for an overview of the stream sample reaches). Although direct impacts to these streams 
are not proposed, approximately 0.28 acres of the SCPZ will be permanently impacted. 
Note that this includes the majority of Wetland C, ~0.13 acres, since it is contiguous with 
the SCPZ (therefore, all of it must be included in the SCPZ as per the Manual) and a 
portion of the SCPZ surrounding Stream 2.  

Much of the area adjacent to the streams contain invasive species such as Amur 
honeysuckle (Lonicera maackii) and Callery pear (Pyrus calleryana). These will be 
removed and, within the SCPZ, replaced with native tree and shrub species. Therefore, 
despite the proposed impacts to the SCPZ, we believe that the proposed mitigation 
(outlined in Section 3), will result in an overall improvement to the health of these streams, 
as the more dense, higher quality native vegetated buffer will help alleviate bank erosion, 
provide more shade to the stream, and improve the stream-adjacent wildlife habitat.   

Part B: Overview of Technical and Economic Implications 

There is a high demand for apartment units in this region (the Polaris area, north of 
Columbus) due to expanding employment opportunities associated with large businesses 
that have located in the Westerville, Worthington, north Columbus, and Powell 
communities. According to Columbus REALTORS, Central Ohio has witnessed an overall 
decrease in new housing and condo listings, resulting in an increase in demand for rental 
properties. This apartment complex will provide housing within convenient driving distance 
of all of these communities.  

The return that can be generated from developing only the western side of the property 
(Phase 1, or the No Disturbance Alternative) is cost prohibitive. As such, if the Applicant 
were to derive income from only 50% of the allowable density, there would be an overall 
cash flow struggle for the project. It is imperative that both sides of the property be 
available for development prior to breaking ground on Phase 1 (the western side). The 
spreadsheet below shows the impact of the project as a 36-unit, 2-phase project (the 
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Preferred Alternative); a 30-unit, 2-phase project (Minimal Alternative); and a single, 18-
unit project (No Disturbance Alternative).  

Please note the significant reduction in cash flow and income that would result under the 
No Disturbance Alternative, or Phase 1. In addition, if only developing Phase I, there may 
be a need for a more expensive underground stormwater detention option. By developing 
the eastern side of the property, standard above-ground retention may be used.  

 

SECTION 2-DEVELOPMENT ALTERNATIVES 

Please refer to Attachment B to reference the Site Plans for all three alternatives.  

The proposed development (the Preferred Development Plan) will consist of a total of 36 
units; with associated parking and an above-ground stormwater retention area. Under this 
design plan, approximately 0.28 acres of the SCPZ will be impacted. This includes 0.13 
acre of Wetland C and approximately 0.15 acre of the SCPZ surrounding Stream 2 
including a 10-foot buffer around the buildings and paved areas to account for grading. 
Note that the Applicant intends to employ directional drilling for extending the water line 
beneath the stream in order to avoid an open-cut crossing through the stream.The 
Preferred Alternative offers the most efficient, cost-effective use of space on the property, 
allowing for ease of construction and the most amount of return on investment, as 
described in Section 1.   

Due to the layout of the parcel (split by Stream 1), it is extremely difficult to reduce impacts 
to the SCPZ under a Minimal Alternative. Under this development plan, the overall impact 
to the SCPZ would be 0.11 acres and only 12 additional units would be developed on the 
eastern side of the property (refer to Table 1); however, due to the cost of land and 
infrastructure development, a return on investment would not be anticipated unless more 
units were constructed. In addition, the layout of this area of the parcel would make it 
extremely difficult to position a feasible roadway allowing access to the units, creating a 
dead-end.  

The proposed No Disturbance Alternative (NDA) (just Phase I of the proposed project) 
eliminates all of the proposed structures to the east of Stream 1, only one six-unit building 
and three four-unit buildings. However, as noted in Section 1 Part B, this would result in a 
significant reduction in cash flow and income. 

 
SECTION 3-PROPOSED MITIGATION 

As stated in the cover letter, as mitigation for the proposed impacts to jurisdictional 
wetlands, 0.30 acre of in-lieu fee credits have been reserved with the Stream + Wetlands 
Foundation. An initial deposit has already been approved by this bank to secure credits, 
and a copy of the Mitigation Agreement is provided in Attachment C.  

In addition to this wetland mitigation, the Applicant also proposes to mitigate for all 
permanent impacts to the SCPZ (including the impacted area of Wetland C, which is 
technically part of the SCPZ). This will be accomplished by enhancing approximately 0.87 
acres within the riparian corridor of the Site, including 0.17 acres of newly-established 
SCPZ. This enhancement will include invasive species removal, native plantings, and litter 
removal. The anticipated proposed plant distribution is shown in Figure 6. Note that the 
additional 0.17 acre SCPZ area provides the 1:1 onsite mitigation required for the non-
permitted permanent impacts.   
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Table 1- Cost and Cash Flow Analysis (Estimate)  

 Phase 1-No Disturbance 

Alternative (18 units total 

on western side of the 

property) 

Phase 2-Minimal Alternative Plan 

(12 additional units on western 

side)* 

*Calculations in addition to developing 

western side of the property.  

Phase 2-Preferred Alternative Plan 

(18 additional units)* 

*Calculations in addition to developing 

western side of the property. 

Project Planning and Construction 

Land $253,800  - 

Legal Fees   $85,000 $5,000 $5,000 

Engineering-Professional 

Services   
$107,500 $35,000 $35,000 

Site Improvements (note 

more utility expense up-

front) 

$450,000 $350,000 $350,000 

Structures-Buildings $1,980,000 1,320,000 $1,980,000 

Subtotal  $2,876,300 $1,710,000 $2,370,000 

Financing and Soft Costs 

(8%) 
$230,104 $136,800 $189,600 

Total Project Estimated 

Costs 
$3,106,404 $1,846,400 $2,559,600 

Income and Cash Flow 

Monthly debt service at 

75% LTV-6.0% 
$11,649 $6,926 $9,599 

Property Taxes $7,794 $4,634 $6,422 

Utilities $900 $765 $900 

Monthly Cash Outlay $20,343 $12,324 $16,920 

Rental Income (assuming 

at $1,350/unit and 80% 

occupancy) 

$19,440 $12,960 $19,440 

Net Monthly Cash Flow  -$903 $636 $2,520 

Combined Cash Flow 

(Phases 1 & 2) 
N/A $267 $1,617 
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Prior to planting, litter and inorganic debris first be removed from the site using light- weight 
equipment to prevent soil compaction. This will ensure that soil structure remains intact to 
minimize erosion and plant mortality. Next, the woody invasive species, primarily Callery 
pear (Pyrus calleryana) and Amur honeysuckle (Lonicera maackii), will be manually 
removed and their stumps treated with herbicide. To minimize the potential for resprouts, 
stump grinding of larger trunks is recommended. The list of woody plants in Table 2, below, 
includes suitable native species and recommended quantities that would be appropriate 
for approximately 0.87 acres. These quantities account for incidental loss of up to 20% 
after planting. There are approximately equal amounts of tree and shrubs, which will add 
diversity and provide foraging opportunities and shelter for local wildlife.  

 
Table 2. Recommended species for riparian enhancement 

Species Common Name Form Size Quantity 

Acer saccharum Sugar maple Tree 3-Gallon 14 

Celtis occidentalis Hackberry Tree 3-Gallon 10 

Cercis canadensis Redbud Tree 3-Gallon 6 

Cornus racemosa Gray dogwood Shrub 3-Gallon 14 

Lindera benzoin Spicebush Shrub 3-Gallon 14 

Platanus occidentalis Sycamore Tree 3-Gallon 14 

Salix lucida Shining willow Small tree 
Bareroot or 
Stake 

150 

Sambucus canadensis Elderberry Shrub 3-Gallon 9 

   Total Shrubs 37 

   Willow Stakes 150 

   Total Trees 44 

   TOTAL: 231 

 

Plants will be installed in September or early October or between April and early June to 

minimize transplant stress and encourage root development. After the planting has been 

completed, the Applicant will maintain this improved SCPZ as an undisturbed natural area, 

and no maintenance activities (with the possible exception of trash cleanup, invasive 

species or hazardous tree removal, or replacement plantings) will occur in the future.  

When all work has been completed (site construction, SCPZ enhancement), the Applicant 

will have a metes and bounds survey of the SCPZ, including the additional areas, and a 

Conservation Easement will be completed and filed with the Franklin County Auditor. 

 

  



Figure 1. Site Location Map 
Akidel Investment Co., LLC - Sancus Apartments Development Site

Columbus, OH

Sources: USGS Topomaps (Accessed December, 2017)

Date: December 11, 2017 Created By: Daniel DeBruler
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Figure 2. Site Aerial Map 
Akidel Investment Co., LLC - Sancus Apartments Development Site

Columbus, OH

Sources: USGS Orthoimagery (2013)

Date: December 11, 2017 Created By: Daniel DeBruler
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Figure 4. Stream and Stream Sample Reach Location Map 
Akidel Investment Co., LLC - Sancus Apartments Development Site

Columbus, OH

Sources: USGS Orthoimagery (2013); MAD Scientist Associates Field Data (Dec, 2017)

Date: January 03, 2018 Created By: Daniel DeBruler
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Attachment A 

 

Nationwide Permit 39  
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Attachment B 

 

Alternative Site Plans 

(Preferred, Minimal, No Disturbance)   
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