

















The following map (taken from “Connecting Communities”) highlights the 229.5 acres of land in the
Fairlawn/Copley Township vicinity dedicated to parking:
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The next image is taken from the same map, but zooms in on the location of the current Wal-Mart and

Sam’s Club in Fairlawn:
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As can be seen from the image above, a large portion of the required parking is not utilized. The
following image highlights the areas that are not used by vehicles:

As one can clearly see, nearly one-half of the available parking is not being used at the current
location. If the Wal-Mart and Sam’s were to decide to move to the location in Copley Township, we
would like to see this problem of under-utilized parking addressed. Although the Copley Township
zoning ordinance sets parking minimums nearly identical to those found in the Fairlawn text, the
Township ordinance contains some excellent solutions to avoid this situation.
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Solution #1: Parking Minimums

One of the best ways to avoid the excessive requirements set by parking minimums is through the
use of shared parking reductions. The notion of shared parking is based on the fact that different
types of land uses see their peak parking demand occur at various times throughout the day. For
example, a hotel’s parking lot is typically completely empty during the late morning until late
afternoon hours, but fills quickly in the evening and remains full overnight. On the other end of the
parking spectrum, an office building’s parking lot will be completely full during the workday, and
empty at night (assuming it operates under a traditional 9-5 workday). Shared parking becomes an
attractive option when these uses are mixed in the same vicinity. The required parking spaces can
be greatly reduced as the same parking lot can be shared by these differing uses at different times
of the day.

Copley Township has been forward thinking in this regard, and include a shared-parking reduction
credit in the zoning text. If the final retail mix allows, we encourage the developer to take advantage
of these credits. The following table shows the parking reduction credits established by the Copley
Township zoning text:

USE - COMPANION USE CAPACITY REDUCED BY
Hotel - Business Use 0.8 cars per hotel room
Business - Mercantile 20% of Business required
Places of Assembly - Mercantile 50% of Assembly required
Restaurants - Mercantile 50% of Restaurant required
Restaurants - Business 50% of Restaurant required

20|Page



Option #2: Parking Set-Asides

Another excellent solution to the under-utilized parking problem is through parking “set-asides”. Parking
set-asides require the developer to provide the entire amount of land necessary to construct the
minimum required amount of parking. However, they are only required to pave-and-paint a certain
percentage of it. The rest of the land is banked, or set-aside, in an undeveloped state. The only
stipulation is that the set-aside land must remain configured in a way so that it can be developed as
parking at a future time, as market conditions dictate.

Copley Township was once again forward thinking in their inclusion of parking set-aside language in the
zoning text. The township only requires the developer to build 75% of the minimum parking
requirement. The remaining land can be set aside in an undeveloped state, as long as it remains
configured and available for future parking. We strongly encourage the developer to take advantage of
this parking set-aside, as it can have many benefits to all parties involved. The developer is spared the
expense of paving and painting 25% of the required parking spaces. The undeveloped land, left in its
natural state, will not only reduce enormous amounts of stormwater runoff, but will actually absorb
much of the water, putting much less strain on the local sewer system. These “greener” parking lots
(and possibly berms) would not only screen the parking lots from pedestrian byways, they would lessen
their impact on the environment. It would also create a soft appearance to the development, and a
natural buffer that would be appreciated by shoppers and local residents.

Concerns
1. An Over-Abundance of Required Parking

Our staff feels that the required amount of parking in both Fairlawn and Copley Townships (and
essentially anywhere that establishes parking minimums) is excessive, and degrades the cohesiveness
and aesthetic appearance of the surrounding community. If the stores opt to relocate to the Copley
Township site, we recommend that the developer take advantage of the allowable parking set-asides,
preserving as much of the natural open space as possible.
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Full Build-Out Analysis

Up to this point in the report, we have discussed only the potential effects of a Wal-Mart and Sam’s Club
move from Fairlawn to Copley Township. Having observed the development trends that typically
accompany any new Wal-Mart super-center, it can be safely assumed that the development of the
seven remaining parcels immediately to its south will likely follow shortly afterward.

The swath of land just below the proposed Wal-Mart/Sam’s Club site consists of eight parcels of land,
with different land owners. One of the parcels has been fully developed, and is the home of the Copley
Place retirement residences. Of the seven remaining parcels, four contain single family homes. Since the
area is zoned for ‘C3’ high-intensity commercial (just as the Wal-Mart parcels are), our analysis will
assume that eventually all of these seven remaining parcels will be fully developed to the maximum
allowable use and intensity. The following map shows the parcels available for future commercial
development, followed by a table summarizing the characteristics of each of these parcels:

PROPOSEDK
SAM'S/CLUB"g¥

Parcel # Acres Value

1503238 2.06 $ 36,360
1500387 513 $ 136,950
1502182 1.8 $ 82,200
1501804 15 S 1,023,000
1504432 5.44 S 56,640
1504157 14 S 10,500
1501199 1.3 §$ 159,000
Totals: 32.13 S 1,504,650
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For our full build-out analysis, we will assume that the remaining parcels of land will be developed at an
intensity identical to the Wal-Mart parcels to the north. The following steps were taken to estimate the
additional retail space resulting from a full build-out of the remaining parcels:

1. Calculate total retail building area of proposed Wal-Mart and Sam’s Club
a. Proposed Wal-Mart is 147,806 ft?
b. Proposed Sam’s Club is 136,367 ft?
i. 147,806 ft* + 136,367 ft’ = 284,173 total building ft’
2. Calculate total square footage of entire Wal-Mart/Sam’s Club development site
a. Total site is 39.25 acres’
b. 43,560 ft* per acre
i. 39.25 acres® x 43,560 ft* = 1,709,730 ft’ development site
3. Calculate percentage of proposed Wal-Mart site devoted to physical retail structures
i. 284,173 building ft* / 1,709,730 site ft* = 16.6% dedicated to physical retail
structures
4. Now that we have our building to land percentage, calculate the total area of the seven
developable parcels to the south
i. 32.13 acres of land x 43,560 ft> per acre = 1,399,583 ft* of land available for
development
5. Apply our building to land percentage to the developable land to calculate the total area of
future commercial building space
i. 16.6% building to land ratio x 1,399,583 ft? of available land = 232,331 ft? of new
retail/commercial space available upon full build-out

According to the above calculations, we can expect approximately 232,331 ft* of new retail space built
upon the seven remaining of parcels of land in our planning area. We can combine this total with the
284,173 ft? of the proposed Wal-Mart and Sam’s Club to get a total of 516,504 ft* of new retail upon full
build-out of the area. We are omitting the Copley Place retirement community from this analysis, as it
will contribute a negligible amount of additional local traffic.

Using the ITE Trip Generation Manual, we can insert this total square footage, and depending upon the
land use associated with the development, are able to generate a traffic forecast. By selecting
‘Shopping Center’ as the land use category for our 516,504 total ft’ of retail, we anticipate the following
traffic to be generated by a full build-out of the area:
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Full Build-Out Traffic Analysis

# Description

Springside Drive (S. of SR-18)

Rothrock Loop (S. of SR-18)

Rothrock Road (Wal-Mart Site)

Rothrock Road (W. of Cleve-Mass)

Clevel-Mass Rd. (S. of Current Wal-Mart)

SR-18/W. Market St. (Just North of Current Wal-Mart)
Intersection of SR-18 and Cleveland-Massillon Road

N O s WN R

Current VPD
(Weekdays)
3,090

3,870

4,370

3,270

19,210
32,630
49,860

Weekday
7,785
8,565

13,760
12,660

Proj. VPD
Saturday
9,069
9,809
16,328
13,228

Sunday
6,675
7,455

11,540
10,440

% Weekday
Increase
151.9
121.3
214.9
287.2
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As can be seen from the above analysis, traffic will nearly reach the maximum daily capacity for a two-
lane road (14,000 — 15,000 vehicles per day) on any given weekday, and will increase nearly 300% along
portions of Rothrock Road. On weekends, the street will provide a failing level of service at its current
width and configuration.

The proposed Wal-Mart and Sam’s Club could be accommodated with a few improvements; with the
proposed traffic signal and three right turn lanes, traffic along Rothrock Road could flow sufficiently, and
congestion would be limited to the four previously identified “choke-points”. However, it would be
short-sighted to consider only the improvements necessary to support the Wal-Mart and Sam’s Club.
The eventual full build-out of this area is all but inevitable. Accompanying this full build-out would be a
failing level of service on Rothrock Road, and severe congestion at the choke-points and possibly other
locations well away from the retail area.
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Other Access Issues

Pedestrian Access Even though it is likely that Wal-Mart and Sam’s Club will be vacating their current

location In Fairlawn, investment in pedestrian improvements could make these empty storefronts more
attractive to future tenants. Currently, sidewalks exist only along the major arterial streets (SR-18 and
Cleveland-Massillon Road). None of the sidewalks continue into the interior of the shopping plaza, and
pedestrians must share these access streets with automobiles. The addition of sidewalks, landscaped
pedestrian walkways, and other pedestrian improvements (similar to the gazebo that currently serves as
a pedestrian refuge in this shopping plaza) could make this plaza more attractive than neighboring ones.
Pedestrian walkways could be especially useful in connecting the current Wal-Mart location to the large
residential areas to its south and east.

According to the site plan for the potential Copley Township location, sidewalks have been included and
run the entire length of the development along Rothrock Road. Particularly appealing is that for the first
retail building (the proposed Wal-Mart location), the sidewalk becomes a pedestrian walkway through
the entire parking lot, leading to the main entrance. Some drawbacks of the site plan are that although
the sidewalks run the duration of the development site, they only have one good point of access for
each building. For example, someone approaching either building from the north must essentially walk
all the way past the building to get to a point where he or she can access the parking lot. Part of this
problem is caused by the great slope of the land, and the majority of the site being surrounded by a tall,
continuous retaining wall. Another problem is that the site screening required by the Township code will
be satisfied by using a continuous three foot tall concrete wall with limited openings, rather than
something more visually appealing, such as shrubbery or other vegetation. This concrete wall severely
limits pedestrian access points, and will likely contribute to a “fortress-like” feel for the development.

Bicycle Access As a major, auto-oriented commercial district, the location of the current Wal-Mart is not
particularly bicycle friendly. However, the proposed location is close to several residential areas, and
there is potential for greater bicycle traffic. To accommodate these potential users, it is recommended
that Wal-Mart provide bicycle racks on which cyclists may secure their bikes.

Transit Access The Fairlawn and Copley Township area is served by two primary bus routes, operated by
Akron’s METRO RTA. Both of these routes, the #1 West Market and #50 Montrose Circulator, directly
serve the existing Wal-Mart and Sam’s Club location in Fairlawn. The proposed Copley Township
location is not currently served by transit, and would require the extension of one or both of these
existing routes.
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The following map illustrates how these two transit lines currently serve the area:

Legend

. Proposed site
. Currentsite

w41 West Market

w550 Montrose
Circulator

Concerns
1. Gapsinthe pedestrian infrastructure

Our staff recognizes that the Wal-Mart and Sam’s Club in Fairlawn are highly likely to move to Copley
Township, which would leave two large empty storefronts behind. It is in the best interest of the owners
and the City of Fairlawn to fill these vacancies as quickly as possible. One way to encourage new
businesses to move into these vacant storefronts might be to increase their attractiveness through
additional investment in pedestrian improvements. The most effective investments would likely be
those that strengthen the connections between the current Wal-Mart/Sam’s Club location and the
neighborhoods directly to the south, east and north. Sidewalks and pedestrian walkways connecting
these areas would allow hundreds of families to shop at the current location without the need for a car.
Investments could also be made to help pedestrians cross the extremely wide and busy SR-18.

Although an admirable effort has been made to incorporate sidewalks into the proposed Copley
Township site plan, we are concerned about the large distance pedestrians have to walk to reach access
points to get to the store, and would prefer that more access points were incorporated. Also, these
sidewalks only extend to the northern and southern extremes of the development site. Once they reach
adjoining properties, they suddenly cease, and connect to nothing. We propose that sidewalks be
extended by the Township to connect this significant development to surrounding residential and
commercial areas.
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2. Strain on the existing transit system

The existing Wal-Mart location is directly served by the current transit system. The proposed location,
however, would require an extension of the current transit system, adding time to the total route
length. The AMATS long term transportation plan (Transportation Outlook) recommends that transit
investment be focused on strengthening the current system, and reducing extensions as much as
possible.

Environmental Analysis

When examining a proposed development, we must ask ourselves, “What do we want to promote,
protect, and prevent?” Retail sprawl wreaks havoc on the natural environments by fragmenting and
polluting biologically diverse ecosystems. In many cases, developers obtain permits to build on
ecologically sensitive areas simply because there is no countervailing document explaining the negative
impacts of the proposed development on the environment.

The Copley Township site is located in the heart of a major commercial district, which could not be fairly
characterized as a highly environmentally sensitive area. Still, the proposed development would have an
impact in two different ways: the elimination of 40 acres mature vegetation and a direct impact on two
low quality wetlands. It should be noted that according to the development plans, the site is not located
in either the 100 or 500 year flood plains.

Wastewater Prescriptions

The proposed development site in Copley Township is completely sewered. This infrastructure was
constructed by the City of Akron, as the site falls within a Joint Economic Development District.

Stormwater Issues

Stormwater runoff refers to the water that drains off of big box roofs and parking lots, across impervious
surfaces, into storm drains, and then into a watershed. Watersheds are natural systems that support
human and other forms of life. An inability to safeguard stormwater runoff can adversely affect drinking
water, plant and animal habitats, and places of recreation and natural beauty. The goals, therefore, for a
developer’s stormwater management are:

e Maintaining groundwater recharge and quality

e Reducing stormwater pollutant loads

e Minimize the amount of impervious area to be created

e Protecting stream channels

e Preventing increased overbank flooding

e Safely conveying extreme floods through stormwater management practices

e Be consistent with the local comprehensive land use plan and any existing watershed
management plan
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Stormwater runoff issues involve both the construction and operations phase of the development. Each
of these issues should be raised during the proposal hearing by a specialist who can point out the
operational flaws in a proposed development plan.

A stormwater Pollution Prevention Plan (SWPPP) will be required for the proposed site. The Summit
County Soil & Water Conservation District noted that any project disturbing more than one acre must
submit a Notice of Intent to Ohio EPA and develop a SWPPP. Copley includes a site plan review process
which involves the SSWCD and County Engineer’s offices.

The stormwater management and the post construction water quality needs will be reviewed to insure
that the site conforms to current state and county regulations.

Wetlands

According to the Summit County Department of Economic Development, and confirmed by the
proposed development plans, the potential Wal-Mart/Sam’s Club site contains two low quality
wetlands. The first wetland will be completely impacted, as the Wal-Mart building will be built directly
on top of it. The second wetland area will remain, and will divide the site into a northern and southern
portion. This wetland will remain largely intact, and will be bridged by a culvert that will serve as an
access point between the northern and southern portions of the site. A stream that currently runs
through this wetland will be relocated as part of the development.

Concerns
1. Preservation of Existing Trees, Vegetation and Open Space

Although land values and development pressures ensured the eventual development of the open space
that comprises this Copley Township site, we feel that any future development should strive to preserve
as much of this open space as reasonably possible. Although the proposed site plan specifically states
that it will be preserving some of the trees on the site, they are very few in number, and are generally
located behind the buildings, serving as a buffer between the property and I-77. The ability of land to
capture and store stormwater, filter pollutants, and ameliorate flooding is compromised by the loss of
natural vegetation, wetlands and woodlands. We would prefer to see parking set-asides (described
earlier) strategically used in areas which would maximize preservation of the trees that abound on the
site.

2. Gas Station Runoff

The placement of the proposed gasoline fueling station is of particular concern to our staff. The overall
development site is fairly large, yet the proposed gas station location is directly next to the wetland that
is to remain. Due to the grading of the land, the gas station is highly elevated over the wetland, and any
rain event is highly likely to wash spilled gasoline, motor oil, anti-freeze and other toxic chemicals
directly into the wetland. We believe that the gasoline station would be much better positioned towards
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the northern end of the site, placing it more towards the main arterial streets, and away from the
wetland and residential areas.

3. Increased Parking Lots

If built out to 100% of the zoning ordinance requirements, parking lots could potentially cover three
times more land area than the actual retail stores would. This results in a large impervious area, which
contributes directly to what is referred to as “non-point source water pollution”, the leading cause of
water pollution. As mentioned in the parking portion of this analysis, we feel that this potential problem
would be best remedied by taking advantage of parking set-asides, and incorporating as many green
areas in the parking lots as possible.
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Recommendations

Upon conclusion of the preceding analyses, we propose the following recommendations to address the

concerns identified within each section:

Zoning Related Recommendations

1.

Coordinated planning efforts between Fairlawn, Copley Township, and Bath Township. As

understaffed and overburdened as many local governmental bodies find themselves in today’s
economic climate, it is difficult enough just to focus on planning issues within one’s jurisdiction.
However, the potential quality-of-life issues resulting from this scenario provide a great example
of the importance of coordinated planning efforts. It is clear from the text of each community’s
zoning ordinance that each municipality desires to shield residential areas from the congestion
and other nuisances generated by high intensity retail and commercial uses. Within each
jurisdiction, this has been accomplished. However, there are points where this has not been
accomplished, because two properties happen to lie on opposite sides of a jurisdictional
boundary. We recommend that the three communities comprising the Montrose area work
together to identify similar key areas, and formulate a Montrose area comprehensive plan,
which could help to avoid similar situations in the future.

Traffic Related Recommendations

2.

Improvements at the intersection of SR-18 (Medina Rd) and Springside Drive. Even prior to the

construction of any additional retail along Rothrock Road, this intersection is already heavily
congested. The proposed Wal-Mart and Sam’s Club will add to this congestion, and the full
build-out of the area will likely lead to severe traffic flow degradation. Improvements in this
area will go a long way towards alleviating the congestion that future retail on Rothrock Road
will generate. Estimated cost of improvement: $800,000

Construction of a roundabout at the intersection of Rothrock Rd/Springside Dr/Brookwall Dr.

This large intersection allows for a wide turning radius, and its current configuration would allow
for readymade construction of a roundabout, which would accommodate the smooth flow of
traffic and possibly reducing automobile accidents. Estimated cost of improvement: $650,000

Construction of a second roundabout at the intersection of Flight Memorial Dr/Brookwall Dr.

Located one intersection to the east of the previously described roundabout, this roundabout
would address the same problems and produce the same positive traffic flow benefits. As this
intersection is slightly smaller than the previous one, the roundabout construction could be
slightly more difficult. Estimated cost of improvement: $650,000

Construction of a third roundabout at the intersection of Rothrock Loop and Rothrock Road (in

front of current Best Buy). This is another problematic intersection even prior to the proposed
retail developments, requiring turns to be made at unusual angles. A roundabout at this location
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could eliminate some of the confusion caused by this awkward intersection, and could greatly
reduce the chance of accidents once the development to the south occurs. Estimated cost of
improvement: $650,000

Installation of a traffic signal at the intersection of Rothrock Road and Fairway Park Drive. This is

the primary entrance to the proposed Wal-Mart site, and a traffic light would be an absolute
necessity to allow for left hand turns out of the proposed development, as well as for the
residents that live across from the development on Fairway Park Drive wishing to turn left onto
Rothrock Road. A traffic light is shown at this location on the preliminary site plan, and all
indications are that the developer would be paying for it. Although determining its location is
impossible at this time, the full-build out of this area along Rothrock Road would likely
necessitate yet another traffic signal to the south in the future, and inclusion of a price estimate
will allow decision makers to more accurately see the infrastructure costs of retail expansion.
Estimated cost of improvement: $500,000

Intersection improvements where Rothrock Rd, Cleveland-Massillon Rd and I-77 converge.

Although specifics are difficult to predict at this time, there will undoubtedly be severe traffic
flow problems at this already congested intersection, once a full build-out of the area has
occurred. Estimated cost of improvements: approximately $3,500,000

After all of the above recommendations are taken into consideration, we anticipate a total

infrastructure improvement cost of $6,750,000. These costs are estimates from a planning level

analysis, and are intended to represent the infrastructure required to accommodate traffic generated by

the full build-out of all the Rothrock Road retail parcels. The costs to accommodate additional traffic

generated from retail sprawl elsewhere in the Montrose area (widening of OH-18, Cleveland-Massillon

Rd, I-77 and Montrose West Ave. reconfigurations, etc.) will be significantly higher.

8.

Comprehensive Montrose traffic analysis. Although traffic analyses have been performed by

developers and other interested parties in the Rothrock Road area, we recommend that a
comprehensive traffic study be conducted for the entire Montrose area. A traffic study
performed in 2008 examined the proposed Wal-Mart site and its affect on the surrounding area,
but did not consider the full build-out of the adjacent parcels zoned for retail (as it was
sponsored by the Wal-Mart site developer). An independent study should be prepared for all of
Montrose, with the participation of all three communities.

Parking Related Recommendations

9.

Developers should take advantage of parking set-asides/shared parking credits. We encourage

developers to use parking set-asides whenever possible. These provisions have many benefits,
including preservation of open space, a more aesthetic appearance, great reductions in

stormwater runoff, and cost savings to the developer. Although the proposed Wal-Mart/Sam’s
Club development may not have the mix of uses required to take advantage of Copley’s shared
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parking credit reductions, future development south of the Wal-Mart area should take
advantage of these credits if eligible.

Other Access Related Recommendations

10.

11.

Incorporate pedestrian and bicycle friendly infrastructure. The Wal-Mart is to be applauded for

its inclusion of sidewalks and pedestrian walkways through one of its parking lots. We feel that
future development should make similar or superior accommodations, providing sidewalks and
multiple safe, well-marked pedestrian access points. All structures should include bicycle racks
upon which cyclists may secure their bikes.

Provide areas dedicated to transit stops. Areas dedicated to bus stops should be included at

strategic and convenient intervals along Rothrock Road, allowing for access to all shopping
areas. Passenger safety and convenience should be taken into consideration, and locations close
to store entrances (particularly useful for elderly and disabled customers) would be highly
preferred.

Environmental Recommendations

12.

13.

Preservation of open space. Building and parking lot configurations should be in a manner that

preserves open, natural space whenever practical.

Take preventative measures to prevent gas station runoff into wetlands. A practical solution to

reduce gas station runoff into the adjacent wetlands would be to incorporate inlet protection
devices on drains to capture auto related pollutants. The use of green space wherever possible
will further reduce the stormwater runoff that could wash these pollutants into local water
sources.
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Conclusion

As stated earlier in this report, we are committed to the success of the Greater Akron region, and the
intent of this analysis is not to be overly critical of any particular entity or organization. The purpose of
this report is to illustrate the quantifiable effects that retail sprawl and unplanned growth have on our
communities.

The relocation of Wal-Mart and Sam’s Club from Fairlawn to Copley Township does not result in any real
growth, but only the shifting of a successful company from one community to another. Any positive
benefits resulting from this move are greatly offset by the numerous costs to the local community.
Fairlawn will be left with two large vacant buildings, during an economic period that finds them unlikely
to be filled again anytime soon. Millions of dollars of public infrastructure investments in Fairlawn will
now go under-utilized, and millions more will be required to support the new development less than
two miles down the road. Without these new infrastructure investments, greatly increased traffic will
overwhelm Rothrock Road and other area streets that were designed to accommaodate limited
residential and local traffic.

We feel that the primary lesson to be learned from this situation is that it exemplifies the need for
communities to work together on the issues of transportation, land use, and overall regional planning.
Particularly in an area as complex as Montrose, where three different communities share a complicated
set of borders, the decisions of one community can have significant impacts on its neighbors. We cannot
emphasize strongly enough the importance of cooperation between governmental agencies, area
citizens, business owners, and other stakeholders on the issues of regional transportation and land use
planning. Specifically, we feel that an open dialogue between the Townships of Copley and Bath, the City
of Fairlawn, Summit County, local citizens and businesses owners, area developers and landowners, and
transportation related agencies such as AMATS and the Ohio Department of Transportation, could help
all the involved parties reach an understanding of what the Montrose area desires to be and how it
should look. If all of these stakeholders were to work together and produce a regional transportation,
land use, and/or comprehensive plan, Montrose could grow in a healthy, aesthetically pleasing, and
sustainable manner. A well planned Montrose will result in positive interactions and efficiencies among
local governments, a unified vision understood by area developers, and most importantly, an attractive
community that local citizens and business owners are proud to call home.
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