
 

COMMUNITY DEVELOPMENT ● 115 Executive Parkway, Suite 400 ● Hudson, Ohio 44236 ● (330) 342-1790 
 

 

DATE: 

 

December 7, 2017 

 

TO: City of Hudson Planning Commission for December 11, 2017 Meeting 

 

FROM: Greg Hannan, City Planner 

 

SUBJECT: Conditional Use and Site Plan for 1221 Barlow Road  

Continuing Care Retirement Community  

 

ZONING: 

 

District 8 – Industrial/Business Park 

 

PC Case No: 2017-2196, 2234  

 

The application was before the Planning Commission on November 13, 2017 for initial review 

and conducting of a public hearing.  The application was tabled at that time at the request of the 

applicant.  The applicant has submitted additional information in response to discussions at the 

November meeting.  Staff offers the following addendum to the November 2017 Staff report and 

recommendation: 

 

The following information is attached to this report.  Please refer to the November 2017 Staff 

Report for the project review and recommendation 

1. Trip Generation Report, prepared by IBI Group, Dated November 21, 2017 

2. Wetland grading exhibits prepared by Hammontree and Associates, Limited.    

3. Site Section Exhibits Prepared by Hammontree and Associates, Limited.    

4. Planning Commission staff report from the November 13, 2017 meeting.   

 

Use and Density Determination:  As discussed in the November 2017 Staff Report, Staff and 

the Asst City Solicitor have reviewed the proposed use and have confirmed its compliance with 

the applicable definition of a Continuing Care Retirement Community (CCRC).  A CCRC is 

permitted to provide independent living when incorporated with assisted living or institutional 

residential living.   The proposed facility will provide a combination of independent living and 

assisted living.      

 

Assisting living shall mean residents for the elderly (defined as 62 and older) that provide the 

following: 

• Meals – full food service is provided and incorporated within the lease structure 

• Personal Care – provided at the facility by the Home Health agency which leases space at 

the site.  Additionally, all residents are provided an emergency transponder system that is 

monitored by the operator.     
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• Self-administered medication – provided at the facility by the Home Health agency which 

leases space at the site.    

• Additional services may also be provided including recreation, financial, and 

transportation – the facility does provide these services to residents.   

 

Density:  Continuing Care Retirement Communities are regulated by the Land Development 

Code as Institutional Uses.  As such, density standards are not applied to this use category.  

Additionally, Section 1205.11 District 8 permits CCRCs; however, there are no density standards 

within the District 8 regulations.       

   

Traffic:  The following items were discussed at the November meeting: 

Trip generation report:  The applicant has prepared and submitted a site specific trip generation 

report.  The City Engineer finds the report acceptable but does request the document be signed 

by a State of Ohio Professional Engineer.   

 

Sight Distance:  The applicant has submitted a sight distance study which has been reviewed and 

accepted by the City Engineer. 

 

Traffic analysis of future development:  Planning Commission requested a traffic review of the 

potential build out of the full acreage.  Staff has not received applicable information at this time. 

The applicant has indicated the intent to submit such prior to the meeting.     

 

EMS Services:  Staff has met with Fire/EMS Chief Jerry Varnes and Fire Marshal Shawn 

Kasson regarding the project.  Chief Varnes indicated there is a long term trend showing 

increases in response calls citywide; however, he does not see any immediate concerns with the 

proposed application and has no objections to providing EMS services to the facility.      

 

Access Easement and Agreement:  Staff and the Law Department have reviewed extensively 

the ability to request extension of an access easement to the northern parcel line of the larger 

residual acreage.  The Land Development Code does require accommodations for extensions of 

planned streets as part of a residential subdivision; however, such standards are not applicable to 

a site plan review within the District 8 subject property. 

 

The applicant has provided the attached statement related to the general terms of the easement 

agreement to be established prior to the issuance of a zoning certificate and subject to the 

acceptance of the Asst City solicitor.    

 

Demolition Plan:  The applicant has clarified the intent to fully remove the 40,000 sq ft building 

located along the southern boundary of the proposed building.  The remaining acreage adjacent 

to the proposed entrance drive and along Barlow Road contains numerous raised concrete slabs, 

exposed pits and basements, and two vacant buildings in significant disrepair.  These areas 

should be incorporated into a larger demolition plan to stabilize the property.      
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Wetland impact:  The applicant has proposed to fill 0.43 acres of wetland.  The City of Hudson 

will accept the proposed disturbance subject to acceptance by the Army Corp of Engineers.  A 

100 foot wetland setback does apply; however, to any remaining wetlands on the property.  The 

applicant has submitted expanded information related to the grading proposed within the 100 

foot setback of the residual wetlands to the north of the development area.      

 

The Planning Commission may modify wetland setback regulation upon finding all of the 

following, as applicable (Section 1207.18(b)(6)):   

1.  A parcel existing at the time of the effective date of this ordinance is made unbuildable or 

cannot be put to reasonable use without the modification;  

2.  The requested modification does not impair the flood control, soil erosion control, 

sediment control, water quality protection, or other functions of the wetland area, through 

the use of best management practices. This determination shall be based on technical and 

scientific data;  

3.  Practical alternatives to the proposed activity are not available;  

4.  No decrease in stormwater infiltration into the soil or wetland area will occur;  

5.  The modification will not increase the likelihood for flood or erosion damage to either the 

applicant's property or to other properties; and  

6.  Culverting of watercourses is avoided.  

 

Staff notes the applicant has provided documentation regarding the applicable standards noting 

the various erosion control and stormwater management practices which will be implemented.    

 

Cross Sections:  The applicant has submitted three cross sections showing the scale of the 

project to surrounding development.   

 

Sidewalk:  The Planning Commission discussed the feasibility of incorporating a continuous 

sidewalk around the building.  The applicant has stated this can be accommodated.    

 

 

    

 



 IBI GROUP 
635 Brooksedge Boulevard 
Westerville OH  43081  USA 
tel 614 818 4900  fax 614 818 4901 
ibigroup.com 
 
November 21, 2017 
 
 
Ms. Jennifer Schumacher, P. E., LEED-AP 
Chief Design Manager 
Hammontree & Associates 
5233 Stoneham Road 
North Canton, OH 44720 
 
 
Re: Trip Generation Letter Report for Proposed Barlow Road Retirement 
Community, Barlow Road, Hudson, Ohio  
 
 
Dear Ms. Schumacher: 
 
IBI Group is pleased to provide the following calculations and analysis for the 
proposed Barlow Road Retirement Community to be located north of Barlow 
Road in the City of Hudson, Ohio. The proposed 130-dwelling unit development 
is aimed at a senior, 55-yrs old and up, market. Single occupancy is anticipated 
for these units. The development is proposed on an 11.55-acre site north of Barlow 
Road with one access point on Barlow Road approximately 2,450 feet west of 
Darrow Road.  
 
The ITE Trip Generation Manual was consulted to determine the most 
appropriate land use type. There are several ITE Land Use codes which are 
similar to the type of land use proposed in the Barlow Road Retirement 
Community. ITE Land Use Code 252 Senior Adult Housing-Attached and 255 
Continuing Care Retirement Community (CCRC) are the two land use types 
which are the most similar to the proposed Barlow Road Retirement Community. 
 
Land Use Code 252 Senior Adult Housing-Attached is a land use which provides 
attached independent living opportunities, including retirement housing, age-
restricted housing and active adult communities. These developments may 
include limited social or recreational services; however, they generally lack 
centralized dining and on-site medical facilities. Residents generally live 
independently and may or may not be retired. 
 
Land Use Code 255 Continuing Care Retirement Community (CCRC) is a land 
use which provides multiple elements of senior adult living, combining 
independent living with increased care options as needs change with time. 
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Various combinations of senior adult living, congregate care, assisted living 
and/or skilled nursing care may be present to allow seniors to live and stay in 
one community as their needs change. CCRC communities may also contain 
special services such as medical, dining, recreational and limited supporting retail 
facilities. CCRCs are often self-contained villages. 
 
 
The table below shows the results of trip generation calculations for this 
development for both Land Use 252 and 255. Rate is trips per unit. The unit is 
occupied Dwelling Unit. 100% occupancy is assumed even though this type of 
facility frequently has vacant units. A trip is defined as the one-way movement of a 
vehicle from the point of origin to the point of destination. Both land uses are included 
in the table because the proposed Barlow Road Retirement Community has 
characteristics similar to each of them and together they provide some bookends 
on the trip generation results. 
 

 
It is noted that Senior Adult Housing-Attached in line 1 generates at a slightly 
higher rate versus CCRC in line 2 in daily trips and trips during the peak hours 
of the adjacent roadway. Line 3 in the table is the average of lines 1 and 2 and is 
provided as a further reference point as to the amount of daily and peak hour 
traffic which can be expected from the 130-unit retirement center.  
 
As shown in the above table, the proposed Barlow Road Retirement Community 
is expected to generate minimal (less than one vehicle every three minutes) peak 
hour inbound and outbound traffic at the proposed private road access point on 
Barlow Road. Based upon our previous experience analyzing Level of Service 
with trip generation results of this small magnitude, it is the opinion of IBI Group 

BARLOW ROAD RETIREMENT COMMUNITY - 130 Occupied Units 
              

ITE Land Use ITE 
Code  

Average Daily Traffic 
Weekday AM Peak Hour PM Peak Hour 

Rate Total In Out Rate Total In Out Rate Total In Out 
Senior Adult 

Housing-Attached 252 3.44 447 224 224 0.19 25 9 16 0.23 30 18 12 

Continuing Care 
Retirement 

Community (CCRC) 
255 2.50 325 163 163 0.15 20 12 7 0.20 26 10 16 

Average of Both 
Above Land Uses     386 193 193   22 11 11   28 14 14 

2 
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that the impacts to existing traffic on Barlow Road from the proposed Barlow 
Road Retirement Community will be extremely negligible. The likelihood of turn 
lanes or other improvements being required on Barlow Road is also very small. 
 
IBI Group is pleased to provide this data and opinion based upon the site plan 
and other information that has been furnished to us by Hammontree & 
Associates. The data and opinion include only the anticipated 130-dwelling unit 
Barlow Road Retirement Community and do not include any trip generation 
results from the remaining 24-acre portion of the property. 
 
Respectfully, 
 
 
 
James E. Brenneman, P. E.    jim.brenneman@ibigroup.com 
Senior Project Manager    614-818-4900 ext. 2046 
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COMMUNITY DEVELOPMENT ● 115 Executive Parkway, Suite 400 ● Hudson, Ohio 44236 ● (330) 342-1790 
 

 

DATE: 

 

November 9, 2017 

 

TO: City of Hudson Planning Commission for November 13, 2017 Meeting 

 

FROM: Greg Hannan, City Planner 

 

SUBJECT: Conditional Use for 1221 Barlow Road  

Continuing Care Retirement Community  

 

ZONING: 

 

District 8 – Industrial/Business Park 

 

PC Case No: 2017-2196, 2017-2234  

 

Project Introduction 

Application has been received for the proposed Barlow Road Retirement Community at 1221 

Barlow Road.  The project includes a three story, 130 unit continuing care retirement 

community.  The site improvements also include accessory covered parking buildings, 

walkways, and 108 parking spaces.  A large warehouse building, previously operated by the 

Flood Company, is proposed for demolition.    

 

North of the subject property is undeveloped land within District 3.  To the east is residential 

development along Barlow Road and Holland Drive within District 3.  South of the subject 

property is The Heritage of Hudson facility and residential development along Barlow Road.  

West of the property is the railroad tracks and Ellsworth Meadows Golf Course.  

 

Submittal:   

The following information is attached to this report. 

1. Narrative Supplement provided by Kevin Detroy, dated October 25, 2017. 

2. Site layout prepared on City of Hudson GIS. 

3. Applicable pages of 2015 Comprehensive Plan.     

4. Parking summary letter, submitted by Bob Lewis, Resort Lifestyle Communities, dated 

November 3, 2017. 

5. Wetland Delineation, submitted by HzW Environmental, dated July 2013.   

6. Wetland modification request submitted by Hammontree and Associates, Dated November 

7, 2017.     

7. Trip generation report for representative project, submitted October 24, 2017.   

8. Comment letter from Thom Sheridan, City Engineer, dated November 7, 2017. 

9. Comment letter from Shawn Kasson, Fire Marshal, dated October 27, 2014.   

10. Site Improvement plans, prepared by Hammontree Engineering, received October 27, 2017.  



Hudson Planning Commission November 9, 2017 

Case No. 2017-2196, 2234, 1221 Barlow Road Page 2 of 7 

 

Applicable Zoning District Standards, Section 1205.11 

The proposed continuing care retirement community (CCRC) is permitted as a conditional use 

within District 8.  Staff has reviewed the proposed use to confirm its compliance with the 

applicable definition of a CCRC.  A CCRC is permitted to provide independent living when 

incorporated with assisted living or institutional residential living.   The proposed facility will 

provide a combination of independent living and assisted living.      

 

Assisting living shall mean residents for the elderly (defined as 62 and older) that provide the 

following: 

• Meals – full meal service is provided as part of the lease 

• Personal Care – provided at the facility by a Home Health Agency which leases space at 

the site.   

• Self-administered medication – provided at the facility by a Home Health Agency which 

leases space at the site.    

• Additional services may also be provided including recreation, financial, and 

transportation – the facility does provide these services to residents.   

   

Staff finds the proposal is in compliance with the applicable definition of a CCRC in addition to 

the setback and dimensional standards of Section 1205.11.   

 

 

Applicable Use Regulations, Section 1206 

The use is subject to compliance with the general criteria and standards applicable to conditional 

uses per Section 1206.02(b).  The applicant has provided an expanded statement regarding the 

nine criteria in the attached supplement.  Staff provides the following commentary:   

 

(1) The use is consistent with the policies and intent of the corresponding plan district in 

which it is located, as set forth in the City of Hudson Comprehensive Plan (as amended 

from time to time).  

Below is a summary of pertinent objectives listed within the Comprehensive Plan (Plan). 

Chapter 5.  Land Use: 

o Pg 24:  Land Use Plan:  The subject parcel is noted as intended for commercial 

development.  No proposed changes were recommended.     

o Pg 34:  Commercial and Employment Areas Framework Plan:  The plan 

referenced the previously approved hotel and adjacent medical facilities and notes 

the commercial area should not extend beyond the areas zoned District 8.   

 

Comment:  The proposed CCRC provides for the reuse of the vacant industrial facility 

and is less intensive than other permitted industrial uses within District 8.  The 

submitted proposal is in general compliance with the Comprehensive Plan.     

    

(2) The use is physically and operationally compatible with the surrounding neighborhood 

and surrounding existing uses.  Conditions may be imposed on a proposed conditional 

use to ensure that potential significant adverse impacts on surrounding existing uses will 
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be reduced to the maximum extent feasible, including, but not limited to, conditions or 

measures addressing: 

(A) Location on a site of activities that generate potential adverse impacts such as 

noise and glare; The applicant should submit additional information related to the 

location of on-site dumpsters and deliveries to the property.         

(B) Hours of operation and deliveries; The facility will be operational 24 hours a day; 

however, site activity levels would be significantly reduced during evening and 

overnight hours.   

(C) Location of loading and delivery zones;  The applicant should submit additional 

information related to the location and frequency of deliveries to the property.         

(D) Light intensity and hours of full illumination; A lighting plan will need to be 

submitted and reviewed for compliance with the applicable standards of Section 

1207.14.   

(E) Placement and illumination of outdoor vending machines; Staff does not anticipate 

vending machines at the facility 

(F) Loitering; Staff does not anticipate loitering concerns for the development.   

(G) Litter control; Staff does not anticipate litter control concerns for the development.   

(H) Placement of trash receptacles; Staff does not anticipate litter control concerns for 

the development.   

(I) On-site parking configuration and facilities;  Staff notes the parking fields will be 

located over 400 feet from Barlow Road.  

(J) On-site circulation; The proposed parking area separated into five parking fields 

located around the perimeter of the building.  Fire Department has confirmed the 

proposed circulation pattern is acceptable for emergency response services.       

(K) Privacy concerns of adjacent uses. The Land Development Code requires 

installation of Bufferyard D between the proposed development and adjacent 

residential uses.  Additional landscape comments are referenced below.      

 

(3) The use can generally be accommodated on the site consistent with any architectural and 

design standards set forth in the applicable district regulations of this Code, and in 

conformance with all dimensional, site development, grading/drainage, performance, 

and other standards for the district in which it will be located.  The proposed 

development can generally be accommodated on the subject property consistent with the 

applicable design standards and district regulations except as separately discussed.    

 

(4) To the maximum extent feasible, access points to the property are located as far as 

possible, in keeping with accepted engineering practice, from road intersections and 

adequate sight distances are maintained for motorists entering and leaving the property 

proposed for the use.  A shared access drive has been proposed for use by the subject 

application and to facilitate access for future development of the property  

     

(5) On-site and off-site traffic circulation patterns related to the use shall not adversely 

impact adjacent uses or result in hazardous conditions for  pedestrians or vehicles in or 

adjacent to the site.  The proposed shared drive is appropriately sited across from the 

Heritage of Hudson and separated from the residential properties to the east.    
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(6) The use will be adequately served by public facilities and services.  Public facilities and 

services that may be considered in light of this standard include, but are not limited to, 

water, sewer, electric, schools, streets, fire and police protection, storm drainage, public 

transit, and public parks/trails.  See also Section 1207.11, Adequate Public Facilities.  

 Adequate utilities and public services are available to the subject property. 

     

(7) The use provides adequate off-street parking on the same property as the use, in 

compliance with standards set forth in Section 1207.12 of this Code.  

Adequate parking, per the requirements of the Land Development Code, have been 

proposed for the subject property. 

 

(8) Unless addressed in the special conditions and standards set forth below, the use will be 

screened with fencing and/or landscaping in excess of what is required in Section 

1207.04 of this Code, as appropriate, if the use may otherwise result in an adverse 

impact on adjacent property benefiting from such screening.  

The Land Development Code requires installation of Bufferyard D (25ft, Substantial) 

between the proposed development and adjacent residential uses.  Staff recommends 

increasing to Bufferyard E (40 ft, Major) abutting the rear yard of the adjacent residential 

uses and that Bufferyard D be continued along the full boundary of the adjacent property 

at 1289 Barlow Road and along the frontage of the building.  Additionally, the one acre 

wooded area along Barlow Road should be maintained until development of the frontage 

occurs.    

 

(9) The residential use is proposed at a density consistent with that of the existing 

neighborhood density or is compatible by its use of architecture, orientation of 

structures and parking, and landscape buffer.  The proposed development is regulated 

as an institutional use.     

 

 

Applicable Zoning Development and Site Plan Standards, Section 1207 

Staff compared the proposal to zoning development and site plan standards.  We comment on the 

following: 

 

Stream Corridor Protection:  A 50 ft riparian setback is applicable to the stream located to the 

north of the proposed development.  The site design is in compliance as the limits of disturbance 

are located outside of the riparian corridor.   

 

Wetlands:  The existing site contains wetland areas at the building footprint and within the 

riparian corridor.  The applicant has proposed to impact 0.43 acres of wetland at the western 

portion of the building.  The proposed limits of disturbance would be established at a setback of   

5 feet at its closest point with most areas maintaining at least a 20 foot setback.  The LDC 

requires a 100 foot setback from the boundary of Category II and III wetlands to all buildings, 

accessory structures, and paved area.   

 

Planning Commission may modify the wetland setback regulations upon finding the standards of 

Section 1207.18(b)(6)(E)(ii)(b) of the Land Development Code have been met.  The applicant 
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has provided documentation regarding the applicable standards noting the various erosion 

control and stormwater management practices which will be implemented to protect the adjacent 

wetland areas.  Staff notes the residual wetland areas are located within the riparian corridor 

which will not be impacted.      

 

Landscaping/Buffering  The submitted landscape plan can accommodate the following 

applicable standards: 

1. Bufferyard D (25 ft) is applicable to the adjacent residential uses.  Per the above 

conditional use discussion, Bufferyard E has been requested and can be accommodated at 

multiple locations.   

2. Parking lots –The proposed landscape areas are in excess of the minimum required. 

3. Perimeter – 10ft depth perimeter landscaping is required and has been proposed for 

parking lots within the front yard.     

 

In addition the required buffeyard, additional site improvements are needed to clarify which 

paved areas are proposed for removal.  A demolition plan should be submitted for the full 

acreage to address surrounding paved areas which may need removal and restoration.   

 

Parking:  Assisted Living/Convalescent Care Facilities are required to provide one space for each 

six beds plus one space for every two employees on the largest shift.  The proposed 130 unit 

facility contains 108 parking spaces.  Staff notes the applicant has submitted documentation 

demonstrating the proposed number will address the facility needs.   

 

Exterior Lighting:  A lighting plan including photometrics must be submitted and reviewed for 

compliance with applicable standards of Section 1207.14.   

   

Engineering: City Engineer Thom Sheridan has completed a review and submitted a letter dated 

November 6, 2017.  Mr. Sheridan’s comments include discussion of the following: 

1. Stormwater management:  Mr. Sheridan notes that stormwater discharge will occur at the 

rail line culvert to the west of the development area.   A complete design and stormwater 

calculations will need to be submitted.   

2. Traffic Impact:  A trip generation report for another site of the same scale has been 

submitted.   Mr. Sheridan has requested a site specific trip generation report be submitted.  

Staff does note significant grade improvements to the adjacent rail crossing have been 

completed in the past year, improved sightlines along this corridor.    

 

Design Subcommittee:  Application for building design approval was submitted with the 

application for site plan approval.  The design subcommittee is scheduled to meet on November 

13, 2017 prior to the Planning Commission meeting.   

 

Hudson Fire Department:  Fire Marshal Shawn Kasson has completed a review and submitted a 

letter dated November 3, 2017.  Mr Kasson is acceptable with the proposed site layout.   
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Findings, Required Action, and Recommendation 

Staff has separated these items between the conditional use approval and the site plan approval.     

 

 

Conditional Use Findings and Action:   

Findings:   

The staff finds that the application complies with the purposes and intent of the code, community 

plans, and the general conditional use criteria of Section1206.02 except as discussed above and 

recommended below. 

 

Required PC Action, Chapter 1203.02(d)   

The Planning Commission is authorized, according to Section 1202.02, to hold public hearings, 

review, and take final action on proposed conditional use applications.  The PC shall consider the 

development application, the staff report, and the evidence from the public hearing, and then take 

final action.  The PC shall approve, approve with conditions, or deny the application based on its 

compliance with the appropriate review standards.  All decisions of the Commission shall be 

based on findings of fact related to the relevant standards of the Code.   

 

Conditional Use Recommendation   

After the conclusion of the public hearing and the review of applicable testimony, the Planning 

Commission may act on the request.  Subject to the testimony of the public hearing, staff 

recommends the following motion: 

 

Approve the conditional use for Case 2017-2196 for The Barlow Road Retirement Community, a 

continuing care retirement community, to be located at 1221 Barlow Road according to the plans 

and information submitted on or about October 27, 2017 subject to the following conditions: 

 

1. Applicant shall maintain compliance with the use definitions of a continuing care 

retirement community by providing both independent living as well as assisted living 

including residence for the elderly (defined as 62 and older) that provide meals, personal 

care, and self-administered medication at all times. 

2. Incorporate Bufferyard E abutting the rear yard of the adjacent residential uses and 

continue Bufferyard D along the full boundary of the adjacent property at 1289 Barlow 

Road and along the frontage of the proposed building.  Additionally, the one acre wooded 

area along Barlow Road should be preserved until development of the frontage occurs.    
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Site Plan Findings and Action: 

 

Findings:   

Staff finds that the application complies with the purposes and intent of the code and community 

plans, regulations that minimize land disturbance and protect environmental features, and other 

applicable development regulations as specified in Section 1204.04 except as discussed within 

the body of the report.   

 

Required PC Action, Chapter 1203.09(g)(3) 

The Planning Commission is authorized, according to Section 1202.02, to hold public hearings, 

review, and take final action on proposed site plan applications.  The PC shall consider the 

development application, the staff report, and the evidence from the public hearing, and then take 

final action.  The PC shall approve, approve with conditions, or deny the application based on its 

compliance with the appropriate review standards.  All decisions of the Commission shall be 

based on findings of fact related to the relevant standards of the Code.   

 

Site Plan Recommendation:   

After the conclusion of the review, the Planning Commission may act on the request.  Staff 

recommends the following motion: 

 

Approve the site plan for Case 2017-2234 for The Barlow Road Retirement Community, a 

continuing care retirement community facility, to be located at 1213 Barlow Road according to 

the plans and information submitted with the following conditions:   

 

1. The comments of City Engineer Thom Sheridan must be addressed per the November 

6, 2017 correspondence. 

2. Submit a demolition plan to for the full acreage to address surrounding paved areas 

which may need removal and restoration.   

3. Incorporate Bufferyard E be incorporated abutting the rear yard of the adjacent 

residential uses and that Bufferyard D be continued along the full boundary of the 

adjacent property at 1289 Barlow Road and along the frontage of the building.  

Additionally, the one acre wooded area along Barlow Road should be maintained 

until development of the frontage occurs.    

4. Establish a shared access drive easement for the benefit of the full site acreage 

including the ability for the drive to continue northward to allow for possible 

extension to adjacent acreage in the future.    

5. Planning Commission accepts the recommendation of the Design Subcommittee for 

Development in Districts 6 and 8 and approves the project design. 

6. The comments of Fire Inspector Shawn Kasson must be addressed per the November 

7, 2017 correspondence.   

7. The applicant shall install silt fencing and/or polypropylene fencing to mark and 

protect the approved clearing limits, which shall be maintained by the applicant.   

8. Satisfaction of the above conditions prior to scheduling of a preconstruction meeting 

with City Officials and no clearing or construction of any kind shall commence prior 

to the issuance of a Zoning Certificate.   
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City of Hudson, Ohio 
Conditional Use Application 

1221 Barlow Road 
 

ATTACHMENT 
 
 
1.  Introduction  
 

Cameron General Contractors, Inc. requests conditional use approval for a 
Continuing Care Retirement Community (CCRC) to be located at 1221 Barlow Road. 
 
 
2. Related Applications 
 

Related to this conditional use application, applications for site plan approval and 
for preliminary subdivision approval are being submitted.  The Applicant requests that 
all three applications be considered together during the same public hearing before the 
Planning Commission. 
 
 
3. Description of Use 
   

The proposed retirement community will include 130 attached dwelling units to 
serve residents age 55 and older.  The community will accommodate fully independent 
residents as well as residents requiring assistance with daily activities.  The community 
will feature common facilities for dining, recreation, and entertainment. 
 

A. Design and Construction 
  
Unlike conventional multi-family housing, the project will be designed and 

constructed as a true retirement community with aging residents in mind.  Roughly 40% 
of the community’s 180,000 square feet will be dedicated to common areas for use by 
the residents.  Elevators and wide hallways will ensure resident mobility, while lower 
shelving heights in the dwelling units and generous placement of grab bars in the 
bathrooms will help to prevent accidents.  All exterior entry points will have step-less 
access and will be keycard protected, and onsite management will be available at all 
times.  
 

B. Onsite Personal Care Services 
 
For those residents who require assistance with daily activities, personal care 

services will be available onsite.  A third party home health agency will lease space in 
the community and will be dedicated to serving the non-medical needs of residents.  
The primary services offered to residents by home health agency staff will include, but 
will not be limited to, assistance with the following: 
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 bathing 

 grooming 

 dressing 

 toileting  

 eating 

 mobility 

 prescription supervision 

 nutrition and diet 

 financial management  

Home health agency staff will be certified by the State of Ohio as State Tested 
Nurse Assistants (STNA).    
 

C. Other Community Services 
 
In addition to the personal care services available to residents through the home 

health agency, the community will provide area transportation, meal service, activity 
programming, housecleaning, and laundry services. 
 
 
4. General Conditions of Use 
 

The proposed retirement community will meet all general conditions of use set 
forth Section 1206.02 of the Land Development Code, as discussed below. 

 
A. Consistency with the Plan District 

 
A Continuing Care Retirement Community is recognized as a conditionally 

permitted use in Zoning District 8.  As a CCRC, the proposed community is therefore 
consistent with the Plan District. 

 
B. Compatibility with Surrounding Uses 
 
The proposed community will be compatible with existing and proposed 

surrounding uses, which include single detached residences to the east and a future 
memory care facility to the west.  The proposed community will feature residential-style 
architecture to maintain visual consistency with the neighboring homes, and will ensure 
adequate buffering along sensitive boundaries.  Further, the proposed community will 
serve to protect the surrounding uses from the development of other, less desirable 
projects which may be permitted on the subject property.  Of course, we will be 
receptive to additional conditions proposed by the Planning Commission and nearby 
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property owners that would further enhance the compatibility of the community with the 
surrounding properties. 

 
C. Site and Design Standards 
The proposed community will comply with all site and design standards required 

in Zoning District 8. 
 
D. Access 

 
The community will be set back from Barlow Road with access provided via a 

short road and cul-de-sac.  All traffic engineering requirements will be met in the design 
and construction of the road.  

 
E. Traffic 
 
The community is not anticipated to negatively impact local traffic. 

 
F. Public Services and Facilities 

 
The community is not anticipated to place substantial additional strains on public 

services or facilities. 
 

G. Off-Street Parking 
 

The community will provide adequate parking in compliance with the Land 
Development Code. 

 
H. Screening 

 
As noted above, the community will ensure that buffering is adequate along 

sensitive boundaries to limit any adverse impacts on adjacent properties.  
 
H. Density 

 
The density of the proposed community will exceed that of the nearby 

residences.  However, as discussed above, landscaping buffers and architecture will 
be utilized to protect surrounding residences and to promote compatibility with the area 
generally. 
 
 
5. Special Use Conditions 
 

The proposed community will also satisfy, where applicable, all special use 
conditions associated with a CCRC, as discussed below. 
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A. Certification and Licensing 
 

All certification and licensing requirements will be satisfied.  Specifically, the 
operator of the community will carry the necessary certifications to operate a 
commercial kitchen.  Moreover, all home health agency staff providing personal care 
assistance to residents will be State Tested Nurse Aides certified by the State of Ohio.  
Finally, in the event that the home health agency coordinates with a third party provider 
to provide medical services to residents on-site (e.g., health screenings, post-operation 
care, physical rehabilitation, etc.), such providers will be licensed by the State of Ohio to 
provide medical services.   
 

B. Parking and Access 
 

All vehicle turning areas will be designed and constructed to prevent traffic 
interference, parking lots will be located fifty feet or more from residential properties, 
and designated pick up and drop off locations will be provided. 

 
C. Emergency Access 
 

           Access for emergency vehicles will be provided in conformance with the Land 
Development Code. 

 
 

 



Legal Counsel.

Dinsmore

Via: Email

Mark Richardson
Community Development Director
mrichardson@h udson .oh. us

Gregory P. Hannan
City Planner
ghannan@hudson.oh.us

Matthew Vazzana
Assistant City Solicitor
mvazzana@hudson.oh.us

City of Hudson, Ohio
115 Executive Parkway
Suite 400
Hudson, OH 44236

RE:

DINSMORE & SHOHL LLP
255 East Fifth Street A Suite 1900 A Cincinnati, OH 45202
www.dinsmore.com

Kevin M. Detroy
(513) 977-8424 (direct) A (513) 977-8141 (fax)
kevi n. detroy@d insmore. com

October 25, 2017

Continuing Care Retirement Community Analysis,
Cameron General Contractors / Resort Lifestyle Communities
1221 Barlow Road

Dear Mark, Greg, and Matthew:

This correspondence responds to your request for a legal analysis explaining
how Cameron General Contractors' ("Cameron") and Resort Lifestyle Communities"
("RLC") 1 proposed retirement community at 1221 Barlow Road will qualify as a
continuing care retirement community ("CCRC") under Section 1213.02(a)(74) of
Hudson's Land Development Code (the "LDC").

1 Cameron is the developer of the proposed community. After completion of the project,
RLC, Cameron's affiliate entity, will operate the community.



Mark Richardson
Gregory P. Hannan
Matthew Vazzana
October 25, 2017
Page 2

1. CCRC Analysis

As described in our Conditional Use Application and depicted on the site plan
attached to our Site Plan Application, Cameron proposes to construct a retirement
community (the "Community") for residents age 55 and older at 1221 Barlow Road. The
Community will include approximately 130 attached dwelling units, along with communal
dining, recreation, entertainment, and leisure facilities. While many of the Community's
residents will be self-sufficient, other residents will require varying levels of assistance
with essential daily tasks. To serve those residents who require assistance, a third-
party home health agency (the "HHA") will lease space in the Community and offer
personal care services by trained and certified staff. The services that will be made
available to residents by the HHA will primarily include assistance with the following
activities:

1. bathing;

2. toileting;

3. dressing;

4. grooming;

5. eating;

6. diet planning;

7. mobility; and

8. prescription supervision.

Other non-medical services may be offered by HHA staff in areas such as fitness,
financial planning, and individual transportation.

In addition to the foregoing services, a variety of services and amenities will be
provided to residents directly by RLC, including:

1. full meal service;

2. group transportation; and

3. activities programs.

For residents requiring medical services, the HHA will, upon request, recommend
appropriate providers from the HHA's established referral networks. Some medical
services, such as routine health screenings, post-operation (wound) care, and physical
rehabilitation, among others, can be performed on-site by third party providers;

DINSMORE & SHOHL LLP ^ LEGAL COUNSEL - www.dinsmore.com
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however, the majority of medical services will likely be obtained outside of the
Community. Residents will always have the freedom to choose their own medical
services providers.

For a use to qualify as a CCRC under Section 1213.02(a)(74) of the LDC, it
must: (a) accommodate independent living and either assisted living or institutional
residential uses; (b) restrict residents to those age 55 and older; (c) include onsite
recreational and common dining facilities; and (d) offer primarily non-medical services
to residents requiring assistance with activities essential to daily living.

The Community will satisfy the CCRC criteria. It will: (a) be restricted to
residents age 55 and older; (b) include communal recreation and dining facilities; and
(c) offer primarily non-medical services to assist residents with essential activities of
daily living, along with other services.

Furthermore, the Community will accommodate residents in need of assisted
living. Assisted living is defined in LDC § 213.02(a)(27) of the LDC as "residences for
the elderly that provide rooms, meals, personal care, and supervision of self-
administered medication." As explained above, residents will be offered—either by
RLC or through the HHA—a wide range of services and amenities, including those
services specified in the LDC definition of assisted living: rooms, meals, personal care,
and supervision of self-administered medication. Because the Community will serve a
mix of independent and assisted living residents and satisfy the other requirements of
LDC § 1213.02(a)(74), it will quality as a CCRC.

2. Other Considerations

In connection with the foregoing analysis, you have asked us to respond to
several issues related to the proposed CCRC.

below.

(a) Licensing

The licensing requirements for RLC and the HHA are discussed separately

DINSMORE & SHOHL LLP - LEGAL COUNSEL - www.dinsmore.com
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(i) RLC Licensing.

RLC will not apply for an RCF license to operate the Community. The
Community will not qualify as a Residential Care Facility (RCF) under applicable
Ohio law, and, consequently, RLC will not be required to obtain an RCF license.2

The only licenses RLC will be required to obtain in connection with the proposed
community will be a State of Ohio business license and a food service permit allowing
RLC to operate a commercial kitchen.

(ii) The HHA Licensing.

The HHA will be required to maintain a State of Ohio business license.
Additionally, all HHA staff members who provide personal care services to residents will
be State Tested Nurse Aides (STNAs) certified by the State of Ohio. Finally, any third
party who provides medical services to residents on-site at the direction of or request by
the HHA will hold appropriate State of Ohio medical licenses.

(b) Regulation of Ohio Communities

Cameron has obtained approval for two communities in Ohio: Stone Oak
Retirement Community and Deerfield Springs Retirement Community. Each of the
communities is discussed separately below.

(i) Stone Oak.

Stone Oak is located in Hilliard, Ohio and has been in operation since November
2014. Stone Oak received zoning approval from Hilliard as a modification to an existing
Planned Unit Development ("PUD"). As part of the modification, Hilliard approved the
addition of a new permitted use to the PUD Regulations for Senior Independent Living
Communities. While the definition of the new permitted use states that the development
"may provide supportive services such as meals, housekeeping, social activities and
transportation[,]" there is no requirement that the development qualify or be licensed as
an RCF.

(ii) Deerfield Springs.

Deerfield Springs will be located in Deerfield Township, which is situated just
north of Cincinnati in Warren County. Deerfield Springs was approved by Deerfield

2 Nothing herein shall operate, or be construed as operating, as a waiver by Cameron or
RLC of their respective rights to challenge any claim or assertion that the Community is
an RCF or that Cameron and/or RCF is/are obligated under applicable Ohio law to
obtain an RCF license to construct and/or operate the Community.

DINSMORE & SHOHL LLP ^ LEGAL COUNSEL • www.dinsmore.com
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Township in August 16, 2016, with construction to be completed in the near future. As
with Stone Oak, Deerfield Springs received zoning approval as a modification to a pre-
existing PUD. Unlike Stone Oak, however, Deerfield Township determined that
Deerfield Springs was consistent with the permitted uses previously adopted for the
underlying property. Deerfield Township views the Deerfield Springs use as an "age
restricted independent living facility." There are no conditions in the zoning approval for
Deerfield Springs regarding RCF licensure or the provision of personal care services to
residents.

(c) Description of Services

Those personal care services traditionally associated with assisted living will be
provided by the HHA and will include assistance with the following:

1. bathing;

2. toileting;

3. dressing;

4. grooming;

5. eating;

6. diet planning;

7. mobility; and

8. prescription supervision.

Depending on the individual needs of specific residents, the HHA may also provide
assistance with transportation, financial counseling, and coordination of medical
services by third party providers on- or off-site.

RLC will operate the Community and lease the dwelling units to residents. RLC
will provide residents with other services; notably, RLC will prepare and serve all meals,
provide housekeeping and laundry services, plan resident activities, and coordinate
group transportation.

(d) Staff-to-Resident Ratio

RLC will employ numerous staff members to serve a variety of functions,
including kitchen personnel, administration and management, cleaning, among others.
At full occupancy, the Community will employ roughly one staff member for every five
residents.

The ratio of HHA staff to residents will vary based upon resident needs.

DINSMORE & SHOHL LLP • LEGAL COUNSEL • www.dinsmore.com
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(e) Building Design

Unlike conventional multi-family housing, the Community will be designed and
constructed to serve aging residents. The following lists a few of the senior-specific
design details of the Community:

1. as much as 40% of the Community will be common area;

2. elevators and wide hallways facilitate mobility aids;

3. lower shelving heights in units;

4. grab bars in the bathrooms;

5. step-less access to accommodate those with walkers and wheelchairs;

6. keycard entries; and

7. on-site management.

To summarize, the Community will satisfy all requirements of a CCRC, as

defined in the LDC. The Community's resort lifestyle and amenities along with the long

list of personal care services offered by the HHA will allow the Community to serve
residents with a wide range of needs, from fully independent residents to residents
requiring daily assistance with essential activities. This ability to provide for the
changing needs of aging residents—that is, to allow residents to age in place—is the
essence of a CCRC.

Should you have questions or comments regarding this correspondence, please
do not hesitate to contact me.

Best regards,

—
Kevin M. Detroy

Attorney for Cameron General Contractors
and Resort Lifestyle Communities

Cc: Bob Lewis, Cameron General Contractors

Charlie Baverman, Dinsmore and Shohl LLP

DINSMORE & SHOHL LLP ^ LEGAL COUNSEL - www.dinsmore.com



50' WETLAND SETBACK

100' WETLAND SETBACK

1

0

0

.
0

'

W

E

T

L

A

N

D

 
S

E

T

B

A

C

K

5

0

.
0

'

W

E

T

L

A

N

D

S

E

T

B

A

C

K

50' RIPARIAN SETBACK

(NO GRADING)

RETIREMENT

COMMUNITY

(130 LIVING UNITS)

P
R

O
P

O
S

E
D

 
P

R
I
V

A
T

E
 
R

O
A

D
 
E

A
S

E
M

E
N

T

BARLOW ROAD

H
O

L
L

A
N

D
 
D

R
I
V

E

FAYMONT DRIVE

ELLSWORTH MEADOWS

GOLF CLUB

SITE PLAN

BARLOW ROAD

RETIREMENT COMMUNITY

Drawn: Checked: Date:

Scale: Drawing No:

115 Executive Parkway, Suite 400

Hudson, Ohio 44236

(330) 342-1770

1"=200' Figure 1

AM GH 11/06/2017

STORM WATER PONDS

WALL

AutoCAD SHX Text
100' WELL SETBACK

AutoCAD SHX Text
200' TANK SETBACK

AutoCAD SHX Text
N

AutoCAD SHX Text
SCALE IN FEET

AutoCAD SHX Text
0

AutoCAD SHX Text
100

AutoCAD SHX Text
200











 
 

 
8040 Eiger Drive • Lincoln, NE 68512 • (402) 420-2311 • Fax: (402) 420-2324 • www.RLCommunities.com 

 
 

November 3, 2017 
 
 

RE: Parking Resort Lifestyle Communities 
 
To whom it may concern, 
 

Resort Lifestyle Communities as the operator of our prototypical community throughout the country has 
surveyed the parking needs at the existing communities and is providing this summary of those surveys. 
Inclusive of resident parking, staff, services, deliveries and guests/visitors we have found that our parking 
needs for the operating communities are as follows: 

 Average parking utilized in a 24 hour period is equal to 0.41 parking stalls per unit 

 Average parking utilized in the peak hour period of 11:00 am to 3:00 pm 0.94 parking stalls per unit 

 Average parking stalls built 1.27 parking stalls per unit 

 Average parking stalls utilized at night 45%  

 The Institute of Transportation Engineers surveys indicated an average rate of 0.40 parking stalls per 
unit/bed. 

 Senior living parking rate is one third to one half the rate of other residential uses.  
In our existing communities we average 130 units built and an occupancy rate of 145 residents, of the 145 
resident’s surveys show that 40 percent do not drive or do not have a car when they move into the community.  
 
We will be providing 24/7 shuttle bus service for the community, with this service will be scheduled trips as 
well as providing transportation to and from appointments for our residents. This further reduces the need for 
our residents to have a vehicle or the parking stalls to accommodate a vehicle. 
 
Our peak parking demand is from 11:00 am to 3:00 pm when we will have the most employees on site.  
During those peak hours we have an average of 20 employees on site.  

 
I hope the information above thoroughly demonstrates a justification for the parking we are requesting and 
satisfies your request. Please let me know if you have any questions, or if I can provide you with additional 
information.  
 

Sincerely, 

 
Bob Lewis  
Director of Development 









 

SM ROCHA, LLC 
Traffic and Transportation Consultants 

 

12303 Airport Way, Suite 200  Broomfield, Colorado  80021 
O:(303) 327-1490  F:(303) 327-1499 

www.smrocha.com 

 
 
 
 
September 23, 2014 
 
 
Amanda O’Connor 
Entitlement and Engineering Solutions, Inc. 
518 17th Street, Suite 1575 
Denver, CO  80202 
 
 
RE:  Westgold Meadows Center / Traffic Generation Analysis  

Jefferson County, Colorado 
 
 
Dear Ms. O’Connor, 
 
SM ROCHA, LLC is pleased to provide traffic generation information for the proposed development entitled 
Westgold Meadows Senior Living Center.  This development is located at the northeast corner of West 
Bowles Avenue and South Taft Street in Jefferson County, Colorado.   
 
The intent of this analysis is to present traffic volume likely generated by the proposed development and 
consider potential impacts to the adjacent roadway network. 
 
The following is a summary of analysis results. 
 
Site Description and Access 
 
Land for the development is approximately 7.9 acres in size, is vacant, and is surrounded by a mix of 
existing retail and residential land uses. 
 
Site development is understood to entail the new construction of a 130 unit attached senior housing 
building. 
 
Development site traffic is accommodated by two full movement accesses on Taft Street and two full 
movement accesses on Swadley Street.  This proposed access is not shared with adjacent land uses. 
 
General site and access location is shown on Figure 1.  
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Vehicle Trip Generation  
 
Standard traffic generation characteristics compiled by the Institute of Transportation Engineers (ITE) in 
their report entitled Trip Generation, 9th Edition, was applied to the proposed land use in order to estimate 
the average daily traffic (ADT) and peak hour vehicle trips.  A vehicle trip is defined as a one-way vehicle 
movement from point of origin to point of destination.  ITE land use code 252 (Senior Adult Housing – 
Attached) was used because of its best fit to the proposed land use. 
 
Table 1 presents trip generation rates used in this analysis. 
 

 
TABLE 1

TRIP GENERATION RATES

TRIP GENERATION RATES

ITE 24 AM PEAK HOUR PM PEAK HOUR

CODE LAND USE UNIT HOUR ENTER EXIT TOTAL ENTER EXIT TOTAL

252 Senior Adult Housing DU 3.44 0.07 0.13 0.20 0.14 0.12 0.25

Key: DU = Dwelling Units
Note: All data and calculations presented in above table are subject to being rounded to nearest value.

 
 
 
Table 2 summarizes the conservatively projected average daily traffic (ADT) and peak hour traffic volumes 
likely generated by the proposed land use. 
 
 

TABLE 2
TRIP GENERATION SUMMARY

TOTAL TRIPS GENERATED

ITE 24 AM PEAK HOUR PM PEAK HOUR

CODE LAND USE SIZE HOUR ENTER EXIT TOTAL ENTER EXIT TOTAL

252 Senior Adult Housing 130 DU 447 9 17 26 18 15 33

Total: 447 9 17 26 18 15 33

Note: All data and calculations presented in above table are subject to being rounded to nearest value.

 
 

As Table 2 shows, the development, at full occupancy, has the potential to generate approximately 447 daily 
trips with 26 of those occurring during the morning peak hour and 33 during the afternoon peak hour. 
 
 
Adjustments to Trip Generation Rates 
 
Since development of this type is unlikely to attract trips from other area land uses (internal capture) as well 
as pass-by or diverted link trips from the adjacent roadway system, no trip reduction was taken in this 
analysis.   
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Trip Generation Distribution and Assignment 
 
Overall directional distribution of site-generated traffic was determined based on existing area land uses, 
site location within Jefferson County, and the available roadway network.  Distribution along Simms Street is 
general and assumed to be 20 percent to/from the north; 20 percent to/from the south. Distribution along 
Bowles Avenue is assumed to be 30 percent to/from west, 30 percent to/from east. 
 
Traffic assignment is how the site-generated and distributed trips are expected to be loaded on the roadway 
network.  Applying assumed trip distribution patterns to site-generated traffic provides the peak hour trip 
volume assignments for proposed accesses.  These volumes are then divided further upon travel through 
adjacent roadways serving the overall development.  The table below denotes these traffic volumes for 
adjacent intersections.  
 
 

 
 
Traffic Impact Study Waiver Request  
 
Chapter 1 of the Jefferson County Transportation Impact Study Guidelines describes that a traffic impact 
study (TIS) requirement may be waived if the following condition is met: 
 

 Traffic Generation Thresholds:  The minimum threshold requiring a TIS for trips generated by a 
proposed development shall be 1000 trips per day or 100 trips per peak hour period.  A proposed 
development generating less than 500 trips per day should not require a TIS.   

 

Development 
Site Access 

AM Peak Hour 
Inbound Volume 

AM Peak Hour 
Outbound Volume 

PM Peak Hour 
Inbound Volume 

PM Peak Hour 
Outbound Volume 

Simms St / Ida Ave     
    Eastbound Right N/A 2 N/A 2 
    Eastbound Left N/A 3 N/A 3 
    Southbound Right 1 N/A 3 N/A 
    Southbound Through 0 N/A 1 N/A 
Simms St / Bowles Ave     
    Eastbound Right N/A 4 N/A 3 
    Eastbound Through N/A 3 N/A 3 
    Westbound Through 3 N/A 5 N/A 
    Northbound Left 2 N/A 4 N/A 
    Southbound Right 0 N/A 1 N/A 
    Southbound Left N/A 2 N/A 2 
Bowles Ave / Swadley St     
    Eastbound Through N/A 7 N/A 6 
    Westbound Right 3 N/A 6 N/A 
    Westbound Through 2 N/A 4 N/A 
    Southbound Right N/A 1 N/A 1 
Bowles Ave / Taft St     
    Eastbound Left 3 N/A 5 N/A 
    Westbound Right 2 N/A 4 N/A 
    Westbound Through N/A 1 N/A 1 
    Southbound Right N/A 4 N/A 4 
    Southbound Left N/A 7 N/A 6 
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Upon comparing trip generation results presented in Table 2 to described waiver conditions, it is concluded 
that average trip generation limits estimated for the Westgold Meadows Center development are less than 
the 1000 ADT threshold, and projected peak hour volumes are less than 100 vehicles.  Additionally the 
development’s projected trip generation is also less than the County’s 500 trips per day threshold for traffic 
impact study requirement. 
 
The projected site traffic generation is considered minor and not expected to negatively impact traffic 
operations of the proposed site access or adjacent public roadway network.  Moreover, no local safety or 
intersection/roadway capacity deficiencies are known to exist. 
 
 
Development Impacts 
 
As Table 2 shows, peak hour traffic volumes anticipated for the proposed development are considered 
minor.  These minor volumes are not likely to negatively impact operations of Simms Street, Bowles 
Avenue, Taft Street, Ida Avenue, or other adjacent roadways or intersections. 
 
 
Conclusion  
 
This analysis assessed traffic generation for the Westgold Meadows Center development and potential 
impacts to the adjacent roadway network. 
 
It is our professional opinion that the addition of site-generated traffic is expected to create no negative 
impact to traffic operations for the surrounding roadway network.  Analysis of site-generated traffic 
concludes that proposed development traffic volume is minor and meets established County criteria for 
waiver from a traffic impact study. 
 
We trust that our findings will assist in the planning and approval of the Westgold Meadows Center 
development.  Please contact us should further assistance be needed. 
 
 
Sincerely, 
 
SM ROCHA, LLC 
Traffic and Transportation Consultants  

 
Mike Rocha, TSOS, TOPS 
Principal 
 







         

SHAWN KASSON             skasson@hudson.oh.us  

Fire Marshal            (330) 342-1869 

M     E     M     O     R     A     N     D     U     M 
 

DATE:  November 3, 2017 
 
TO:  Greg Hannan, City Planner 
 
FROM:  Shawn Kasson, Fire Marshal 
 
SUBJECT: Barlow Road Retirement Community – 1221 Barlow Road 

 
 
I have reviewed the undated site plan set for the proposed Barlow Road Retirement Community – 1221 
Barlow Road.  Upon review I have the following comments: 

• Knox Boxes must be furnished and installed in an approved locations. 

• Fire main lead-in piping for the building sprinkler system(s) must be sized to provide adequate 
fire suppression water supply. 

• Fire department connection (FDC) lead-in piping for the building sprinkler system(s) must be 
sized to provide adequate fire suppression water supply. 

• A FDC to supply the building sprinkler system(s) must be installed in approved location. 

• FDC must meet City of Hudson specifications. 

• FDC must be located within 40’ of a fire hydrant. 

• FDC riser pipes must be painted red in color. 

• An additional fire hydrant must be installed in an approved location. (Southwest corner) 

• Fire hydrants must meet City of Hudson specifications. 

• The access road throughout the site must be designed to support fire apparatus weighing 60,000 
pounds. 

• The following areas must be designated as fire lanes: 
o Access drives in front of the fire department connections (FDC) 
o Access drives in front of the designated building entrances for emergency responders 
o Fire apparatus turnaround locations 

• Fire lane areas must be identified with approved signage stating Fire Lane – No Parking. 

• Curbs in fire lane areas must be painted red in color. 

• The proposed canopy must have a minimum overhead clearance of 13’ 6”. 

• The following equipment must be protected from vehicle impact in an approved manner (6” 
curb with setback or bollards): 

o On-site fire hydrants 
o Fire department connections (FDC) 
o Natural gas meters 
o Ground mounted electrical transformers (If provided) 
o Generators (If provided) 

 
The scope of the review is preliminary.  Further comments are probable as the design progresses.  Please 
contact me with any questions. 
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