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January 28, 2022

City of Columbus, Division of Sewerage & Drainage
910 Dublin Road
Columbus, Ohio 43215

ATTN: Mr. Douglas Holz, P.E.
Mr. Greg Fedner, P.E.

RE: Directions for Youth and Family Services — 3840 Kimberly Parkway North
PID# 010-009460

Mr. Holz and Mr. Fedner,

We would like to request a Type lll Variance from the City of Columbus’ Storm Water Drainage Manual (SWDM),
for the referenced project. Using the formula in the Columbus Stormwater Drainage Manual and the drainage
area from StreamStats, 10.9 square miles, it was determined the proposed development site has a 125’ Stream
Corridor Protection Zone (SCPZ) setback from the centerline of Mason Run along the west side of the property
encompassing 0.83 acres of the 2.523 acre site. The current limits of the SCPZ are creating a hardship for the
owner. This site was originally developed in the 1970s prior to the establishment of the SCPZ. Approximately 33%
of their site is impacted by the SCPZ.

Since the site was developed prior to the establishment of the SCPZ in 2006, there is a large area of maintained
lawn space within the SCPZ. It is our understanding that since this area is regularly mowed and maintained, it is
considered an encroachment within the SCPZ, see Plan Sheet 1. As part of the mitigation of this area, detailed in
a later section, we propose to reseed this area with native no-mow type grasses and/or meadow type grasses.

The proposed development will not disturb Mason Run or the subsequent floodway. We are seeking a Type llI
Variance to remove the eight (8) existing trees currently inside of the SCPZ and to construct an outdoor
amphitheater. We are also seeking to adjust the SCPZ limits to allow for the owner to maintain the west side of
the building.

Guidance from the Army Corp of Engineers Ohio Interagency Review Team for Stream Mitigation was reviewed
to determine the suggested mitigation ratio for the proposed disturbances within the SCPZ. Based on the criteria
for the suggested ratios the proposed site disturbance falls within the extra buffer area, greater than 50 ft from the
stream. Re-establishment of the SCPZ, as a form of mitigation, provides a credit ratio of 1:4.

Fully Compliant Alternative (See Plan Sheet 2)

A fully compliant alternative would maintain the area within the SCPZ. The size and drip lines of several existing
conifer trees staddle the SCPZ limits. Six (6) existing evergreen trees fall within 15’ of the SCPZ line just south of
the existing basketball court. These six trees consist of the following caliper sizes: 6”, 10”, 127, 15", 30", and 35”.
These trees will likely survive the demolition of the existing basketball court and sidewalk but the construction of
the proposed building outside of the SCPZ will likely destroy enough roots to kill the tree. If the trees survive
construction of the new building, they will likely need to be trimmed mid branch to keep them from growing into
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the building which would not be healthy for the tree. There are also two (2) existing evergreen trees just to the
west of the existing building located within the SCPZ with caliper sizes of 18” and 24”. These two trees will be
impacted by the demolition of the existing building and may not survive construction.

Several allowable activities are planned to occur within the SCPZ as part of this project. Grading activities for
compensatory floodplain storage and demolition of the existing building and asphalt basketball court are both
partially located within the SCPZ. Both of these items are allowable activities within the SCPZ per Section 1.3.4 of
the City of Columbus Stormwater Drainage Manual.

The fully compliant alternative produces a significant hardship for Directions for Youth and Families. With 33% of
the existing site being taken up by the SCPZ, the site is limited on developable space. A variance is already being
pursued for the parking on site. With the limited usable area, the northwest corner of the building will only sit 3.27’
off the SCPZ while the western wall will be as close as 2.85'. This limited space will not allow the owner to access
the side of the building for maintenance purposes causing a significant hardship and potential for major costs if
proper equipment cannot be brought in to maintain the side of the building. The existing trees along the boundary
of the SCPZ that cannot be removed without this variance will be within 10’ of the west side of the building. This
will increase the chances of potential damage to the western side of the building creating a significant hardship if
any damage would be incurred. These existing trees and other vegetation would grow into and on the proposed
building and will lead to long term damage of the structure. The proper equipment to repair any damage and
perform routine maintenance would be extremely difficult to bring in due to the limited space between the building
and the SCPZ. Maintenance difficulties include gutter maintenance, clearing of brush growing in from the SCPZ
and trimming trees. The 9.51’ strip of land being requested in the minimal impact alternative and the preferred
alternative will provide the necessary space to properly maintain and secure the exterior of the building. If the
9.51’ strip of land is not provided around the exterior of the building, the building as being currently proposed will
not be able to be constructed due to the many maintenance concerns.

Reducing the footprint of the building or shifting the building to the east to provide the necessary area to maintain
the building is not an option for the project. The proposed building footprint is abutting the parking lot on the east
side. The parking lot is very near the edge of the property line, leaving no room to shift the building east further off
the SCPZ. If the building footprint is reduced, the number of services that can be offered at this location and the
size of the educational and after school programs will be reduced due to space constraints. Directions for Youth
and Families is a 501(c)(3) nonprofit organization that strives to fulfil their mission of inspiring hope, strengthening
families, and transforming communities by improving both individual and family well-being through counseling and
educational programming. Reducing the building square footage would potentially have the greatest effect on the
gymnasium and the music rooms. The purpose of the gymnasium is to provide the students with a proper high-
school sized indoor basketball court for year-round recreation, as well as a venue for large family and community
events. This portion of the building has already been squeezed down to its minimum size that will allow both
movement around the court and limited spectator seating. If the gym were to shift towards the east, reducing the
footprint of the main portion of the building, the size of the adjacent music rooms would be minimized, limiting the
number of students that can participate in their esteemed music program. The music programming is one of the
most popular activities they provide; in fact, they have and plan to continue to put on concerts for the kids’ families
and the surrounding community to showcase the kids’ talents and achievements.

Minimal Impact Alternative (See Plan Sheet 3)

A minimal impact alternative would remove eight (8) existing evergreen trees within the SCPZ. These trees
include the six (6) trees to the south of the basketball court (caliper sizes: 67, 10", 12”7, 15”, 30", and 35”) as well
as the two (2) trees to the west of the existing building (caliper sizes: 18” and 24”). The six (6) trees to the south of
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the existing basketball court are proposed to be removed due to their proximity to the proposed building. They
provide many maintenance concerns as discussed above and may not survive construction due to their proximity
to the building. The two (2) trees to the west of the existing building are proposed to be removed to ease in the
demolition of the existing building. The two (2) trees are in poor health currently and may not survive the removal
of the existing building. The five (5) proposed trees that will replace the two (2) existing trees will have a much
larger impact on the long-term health of the SCPZ. Photos of the eight (8) existing trees can be found in Appendix
A. It is proposed for these eight (8) trees to be replaced to meet the City of Columbus’ tree replacement
requirements. The tree replacement calculations can be found on plan sheet 5, Mitigation Plan, of the attached
exhibits. Additionally, the limits of the SCPZ would be reduced to allow the Owner 9.51’ of space from the western
building face to access and maintain the proposed building alleviating the hardship mentioned in the fully
compliant alternative. The proposed encroachment for the SCPZ is 1,126 SF as part of the Minimal Impact
Alternative. It is proposed to mitigate 22,792 SF of SCPZ as part of this Minimal Impact Alternative. The proposed
mitigation area exceeds the 1:4 credit ratio suggested for the extra buffer area as noted above.

The minimal impact alternative alleviates the building maintenance hardship, but it does not allow for Directions of
Youth and Families to build the amphitheater. The amphitheater provides the community center with an outdoor
venue to host community events. The interior of the building allows space for families to gather and observe
performances by the kids, but the amphitheater provides a space where the organization can invite community
members to experience the impact Directions for Youth and Families is providing for their neighborhood. The
terraced seating allows 70+/- spectators to gather outdoors to enjoy performances. Directions for Youth and
Families is partnering with the Columbus Symphony Orchestra and will have members of the orchestra visit the
community center to perform with the students. The outdoor amphitheater provides a unique setting where the
students can learn and watch performances from members of the symphony with the backdrop of the natural
stream behind. The amphitheater is located on an area of the site to reduce any noise impact on neighboring
properties. Directly behind the amphitheater is a wooded area along with Mason Run which will reduce any noise
impact on the properties to the west and south and is located far enough away from the apartments to the north
and east to reduce the noise impact. Additionally, the proposed location for the amphitheater gives it visibility to
the public from the street and sidewalk, bringing more recognition to the facility, and a welcoming atmosphere
when events are performed there. The organization also plans to use the amphitheater to host outdoor
community movie nights as a way of bringing people together and being an open, inclusive and welcoming entity
within the neighborhood. If the amphitheater is not able to be constructed, the programing and community
partnerships planned at this facility will have to be altered. This will affect the children’s learning experiences and
negatively impact the facilities ability to host community events. This will reduce the impact the facility will have on
the community and may force Directions for Youth and Families to reconsider its plans to redevelop the site.

Preferred Alternative (See Plan Sheet 4)

The preferred alternative for the development of this site would impact 4,774 sf of the existing SCPZ. In addition
to the work noted in the Minimal Impact Alternative, an outdoor amphitheater would be developed as part of the
Preferred Alternative. Mimicking the topography of adjacent areas, the proposed amphitheater, with concrete
terraced seating, would be constructed in the limits of the demolished building footprint. It is proposed to mitigate
19,137 SF of SCPZ as part of this Preferred Alternative, see Sheet 5. The proposed mitigation area exceeds the
1:4 credit ratio suggested for the extra buffer area as noted above. While the Preferred Alternative does construct
new impervious area within the SCPZ, the overall project will reduce the impervious area within the SCPZ. The
existing site has 20,522 sf of impervious area draining directly to the stream with 6,705 sf of this impervious area
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draining from the existing parking lot and dumpster storage area. After development, only 4,618 sf of impervious
area will be draining directly to the stream. These areas are the concrete for the amphitheater as well as the
impervious area surrounding the proposed gardens. All parking areas and the majority of the roof areas will be
routed to the proposed underground detention system where water quality treatment will be provided before being
released to the City of Columbus public storm sewer system. This will improve the quality of the runoff being
directly drained to Mason Run thus improving the overall water quality of the watershed.

Proposed Mitigation Plan (See Plan Sheet 5)

As part of the proposed project, 19,137 sf of the SCPZ will be mitigated. This area is located within an extra buffer
area being greater than 50’ from the stream edge but closer than 150’. The proposed plan is to re-establish the
extra buffer area that is currently being used for unpermitted uses. Using the 1:4 credit ratio described earlier,
4,784 sf of mitigation credits will be created with this re-establishment. This will account for the 4,774 sf of
proposed encroachments in the SCPZ. The 19,137 sf of area being mitigated is currently being used as a
maintained lawn area as well as an existing building and basketball court. The maintained lawn and impervious
surfaces were all constructed prior to the establishment of the SCPZ in 2006 and are considered existing
encroachments. To mitigate these existing encroachments, the existing impervious area will be removed and
replaced with native grasses, the existing trees being removed will be replaced with native tree species, and the
existing maintained lawn area will be replaced with native grasses.

Eight (8) evergreen trees are being removed as part of the new construction. Nineteen (19) 2.5” caliper trees are
being installed as mitigation for these trees per zoning requirements and the City of Columbus Tree replacement
policy. These trees are a mixture of deciduous and evergreen trees and were selected from native and/or
adaptive species as follows:

Acer saccharum ‘Green Mountain’ (Green Mountain Sugar Maple)
Betula nigra ‘Heritage’ (Heritage River Birch)

Cercis candensis (Redbud)

Cornus florida (Flowering Dogwood)

Crataegus viridis ‘Winter King’ (Winter King Hawthorn)
Gymnocladus dioicus ‘Espresso’ (Espresso Kentucky Coffeetree)
Liriodendron tulipifera (Tulip Tree)

Nyssa sylvatica (Black Gum)

Platanus occidentalis (American Sycamore)

Quercus palustris (Pin Oak)

Juniperus virginiana (Eastern Red Cedar)

The proposed trees will be installed along the eastern edge of the stream in a naturalistic pattern. This will
enhance the existing stream corridor by adding more vegetation and widening the forested edge; reinforce the
existing stream edge through additional root growth that will stabilize the soil and prevent erosion; and create a
stronger buffer through a more visually dense edge. Both shade and understory trees are proposed in order
strengthen the natural appearance and create a more pleasing visual appearance through a variety of bloom
times, leaf colors, and branching habits.
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The wide variety of tree species were chosen in order to create more diversity in this area for both environmental
and educational purposes. From an environmental viewpoint, planting different species provides more habitat
options for local animals through different fruit types and nesting options. From an educational standpoint, a wider
range of species provides more opportunity for teaching moments about different plant types, seeds, growth
patterns, bloom times, and so forth.

The mitigation area will be seeded with a no-mow seed mix that will create an open space between the proposed
building and the stream corridor but provide a naturalistic appearance. No-mow seed mixes do not need to be
maintained like a traditional lawn and can be grown wild. This seed mix will create a natural, undulating
appearance, with enough height on it for smaller animals to hide; once established, will prevent erosion of the
area in the SCPZ; and will limit the use of natural resources in maintaining this area. The seed mix used for this
project will be the “Native Short Grass Seed Mix” (item #MSG03) Manufactured by Ohio Prairie Nursery or
approved equal. (Species include schizacyrium scoparium, elymus virginicus, elymus canadensis, bouteloua
curtipendula, tridens flavus, sporobolus heterolepis and agrostis perennans)

After construction, the mitigation area and the remainder of the SCPZ on site will be placed in a conservation
easement per Section 1.3.2 of the City of Columbus Stormwater Drainage Manual. This will ensure that the area
remains in a natural state and performs its inherent function of erosion protection, flood storage, and water quality
protection.

Overall, we are seeking a Type Ill Variance from the City of Columbus’ Storm Water Drainage Manual (SWDM)
for the purpose of removing and replacing existing trees withing the SCPZ, creating a buffer between the
proposed building and the SCPZ allowing the owner to properly maintain the building, and constructing the
proposed concrete amphitheater within the existing SCPZ. The proposed encroachments into the SCPZ will be
mitigated by returning the existing encroachment area back to its natural state. Due to the size of the existing
encroachment, the SCPZ will be drastically improved through the mitigation plan even with the proposed
encroachments. If the variance is not granted, a sufficient hardship will be created that will require Directions for
Youth and Families to reconsider their plans to redevelop this site into a great community asset. This will cause a
negative impact on the surrounding community by preventing one of Central Ohio’s largest and oldest mental and
behavioral health organizations from expanding their footprint in the area.

We appreciate your consideration. Thank you!
Sincerely,

THE KLEINGERS

Matthew Lilie, P.E.
Engineer |l

cc: FILE
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APPENDIX A

Figure 1 - Two (2) existing trees west of existing building

/

Figure 2 - Six (6) existing trees south of existing basketball
court
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REVISION DESCRIPTION

INITIAL DATE
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