Planning Commission Meeting Minutes
Monday, August 17, 2020
7:00 p.m.
Marc Cohen called to order the regularly scheduled meeting of the Planning Commission for the City of
Twinsburg at 7:05 p.m.
*In an effort to maximize social distancing measures, the Planning Commission has combined the work
session with the regular meeting.
ROLL CALL
Present:

M. Cohen, S. Shebeck, P. Metropulos, J. Zeitz and D. Kleinman

Absent:
Also Present:

Lynn Muter, City Planner
Sam Scaffide, City Council Representative

PLANNING COMMISSION MEETING MINUTES
APPROVAL OF MINUTES – June 15, 2020
No corrections. Approved as submitted.

PLANNING COMMISSION WORK SESSION & REGULAR MEETING
1. Final Site Plan – Liberty Road Modifications
Liberty Road near Summit/Cuyahoga County Line
Jim O’Connor, Pulte Group | Brian Uhlenbrock, Neff & Associates
Jim O’Connor explained that Pulte Group purchased 38 acres in Twinsburg Township. The property
borders Summit and Cuyahoga County, plus multiple cities making it a unique site. There will be two
phases, the first will be 31 units. A traffic study has been completed. One issue that detected was a line
of sight issue at the intersection based on the speed of southbound traffic and growth of vegetation.
Improvements have been recommended for Liberty Road to resolve the issues. Jim O’Connor presented
site plan photos to the Planning Commission.
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Brian Uhlenbrock explained the northbound and southbound lanes in relation to the proposed
development entrance with road widening. It also includes a new left turn lane into the subdivision.
After the widening occurs, there will still be approximately 11.5 feet of green space. The sidewalk will
be pulled away from the roadway for safety purposes. Construction will occur on one side of the road at
a time, no complete road closures.
Jim O’Connor mentioned that the line of sight and maintenance easements will be cleared then the
homeowner’s association will take over the future maintenance. Regardless, Jim O’Connor hopes the
modifications will improve overall safety in that area.
David Kleinman questioned why the residents can’t go through Willowbrook Drive instead. He
expressed concern for the pedestrian and cycling traffic in the area. Brian Uhlenbrock responded that the
sidewalk will maintain the same distance from the roadway that it does today. The clearing of the line of
sight will also increase the safety for bike riders.
David Kleinman suggested a bridge as an alternative solution for pedestrian and cyclist safety. Brian
Uhlenbrock mentioned the obstacles and elevation changes involved with adding a bridge to the project.
Overall David Kleinman would like to see more focus on other modes of transportation aside from just
vehicle traffic.
Steve Shebeck liked the addition of the southbound left turn lane. He would like to see the bend
straightened out instead of simply widened to the east. He also expressed concern with the easements
and the HOA’s ability to maintain the brush growing over. Ultimately it will end up falling back on the
City of Twinsburg and Solon to maintain the line of sight for safety. Jim O’Connor pointed out that the
cities have a secondary right to step in as a backup, not an obligation to maintain it.
Joe Zeitz asked for clarification on the property owner who is granting the easement and wanted
confirmation that the HOA will be responsible, not the resident. Jim O’Connor confirmed that is the case
and the owners have granted that access.
Pete Metropulos discussed the location of the new sidewalk.
Sam Scaffide inquired about the width of the subdivision entrance. Brian Uhlenbrock explained that
there is an island there and turning radius requirements were addressed for safety forces.
Lynn Muter referenced Steve Shebeck’s questioned about vegetation overgrowth and asked about some
screening to help control it on the rear of that property. Jim O’Connor said there will be privacy screen
across the back side of the resident’s lot to help contain some of the landscape overflow. Jim O’Connor
also followed up on cyclist safety.
MOTION: Upon reliance upon representations made by the applicant and their representatives
along with the submitted site improvement plans for the Liberty Road widening for the Retreat at
Liberty Lakes, date stamp received July 17, 2020. I move that Planning Commission recommend
to City Council approval of the site improvement plans with the following condition. Final
approval by the City of Twinsburg Engineering Department.
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Marc Cohen moved, Steve Shebeck seconded.
Upon roll call the motion passed, 4-1 with David Kleinman dissenting.
2. Final Site Plan – New Adventures Day Care
8124 Darrow Road
PP# 64-06417
Thomas Lane & William Oeflein
William Oeflein, the architect, presented the final site plan for New Adventures Day Care. This is
following the preliminary site plan review from June 1, 2020. William Oeflein explained that they have
addressed the previous concerns. A right in and right out is now included off of Darrow Road. The
dumpster was pulled back to avoid any conflicts. A landscape plan is now included plus architectural
features and lighting. A four foot section of landscape was added on the east and south side of the site.
The portico has been made larger and more prominent based on ARB recommendations. This increased
entry area now comes out eight feet which comes into the setback. William Oeflein would like the
Planning Commission to considering allowing this 8.16’ variance on the site. This would allow the
building to remain in its proposed position avoiding a need for retaining walls and interfering with other
natural areas on the property. For the lighting in the back parking spaces and by the playground, a wall
pack could be added on the west elevation.
Marc Cohen noted that the Planning Commission does have the authority to include the setback variance
in the motion. Final approval of site lighting can be left to Lynn and the City of Twinsburg Planning
Division.
Steve Shebeck likes the revised entry and understands the variance due to the environmental impact. He
also questioned the sidewalks and including it on both sides of the building even if they did not lead to
anything at this time. It may impact future development and connections to future sidewalks in the area.
Joe Zeitz agreed with the sidewalk suggestion. Pete Metropulos was indifferent. David Kleinman is in
favor of it. Lynn Muter confirmed a four foot sidewalk is the city standard. Tom Lane expressed concern
with the expense of adding the additional sidewalk area. Lynn Muter stated that it will be an appeal to
BZA if a sidewalk is required by the commission and not wanted by the owner.
MOTION: Upon reliance upon representations made by the applicant and their representatives
along with the submitted site plans and landscape plans for the New Adventures Early Learning
& Child Development Center at 8124 Darrow Road, permanent parcel number 64-06417, date
stamp received July 27, 2020 and August 12, 2020 and August 4, 2020 respectively. I move for
final site plan approval with the following conditions. Approval of an 8.5 foot front yard setback
variance for the covered entrance structure. Final approval of the SWPPP by Summit Soil &
Water. Final approval of the site lighting plan by the City Planner. Adding a 4 foot concrete
sidewalk along the property street frontages of Summit Commerce Park and Darrow Road.
Marc Cohen moved, David Kleinman seconded.
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Upon roll call the motion unanimously, 5-0.
3. Rezoning Request – C-2 Community Commercial to R-5 Single Family Cluster
SW Corner of E. Aurora Road & Chamberlin Road
PP# 64-00589
Kenneth Fisher, Robert Benjamin, Julie Linder
Kenneth Fisher, an attorney representing Developers Diversified, introduced the rezoning request. The
application was originally heard on May 4th by the Planning Commission. The recommendation made to
council was not to approve. There is now a revised plan with a revised number of units and a second culde-sac.
Councilman Sam Scaffide motioned at City Council to send the applicant back to Planning Commission
for this session. Kenneth Fisher feels the current zoning is not economically viable and would like to see
the proposal get on the ballot for the voters.
Robert Benjamin of Heritage Development and Developers Diversified discussed the history of current
C-2 zoning which has not received much interest. Based on the number of commercial and industrial
vacancies throughout the city, Robert Benjamin feels a residential zoning has the most potential. Robert
Benjamin would like to a recommendation from the Planning Commission to go before council and
ultimately onto the voting ballot.
A zoning analysis report for the project was presented by Julie Linder, a planning consultant.
Reference Exhibit A.
David Kleinman reiterated his previous opinion that a residential area does not make sense south of
Route 82. He also made the suggestion that the land does not necessarily need developed. It could even
be extended to Longwood Park for expanded trails and park use.
Steve Shebeck supported the option of letting the voters decide on the rezoning. He likes the revised
plan and neighborhood feeling with the two cul-de-sacs.
Joe Zeitz discussed his concerns from the previous meeting including the garbage trucks constantly
driving through that area. That problem still exists with the revised plan.
Pete Metropulos compared the site to other mixed use locations that were developed in surrounding
communities and how similar obstacles were addressed regarding commercial use.
Marc Cohen commented that the site plan is nice to see but not under consideration at this stage. He also
mentioned that it is currently zoned C-2 because the applicant asked for the rezoning previously, it was
not originally planned as a C-2. Marc Cohen agrees and understands the importance of a community
vote, but does not agree with the concept as a planning idea.
Lynn Muter pointed out that there is a residential emphasis in the downtown redevelopment area.
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Kenneth Fisher elaborated that there is demand for the R-5 zoning. Ultimately, a vote isn’t for or against
the project as a whole. They simply want the voters to have the final decision.
Marc Cohen made a final statement that he does not support the rezoning, but he does support the right
for the residents to vote. Pete Metropulos does not support the rezoning and cannot recommend
something that he does not support.
MOTION: Upon reliance upon representations made by the applicant and their representatives
along with the submitted application for rezoning from Developers Diversified for permanent
parcel number 64-00589, date stamp received April 13, 2020 and August 6, 2020. I move that
Planning Commission recommend to City Council the rezoning request from C-2 Community
Commercial to R-5 Single Family Cluster.
Marc Cohen moved, Steve Shebeck seconded.
Upon roll call the motion passed, 3-2 with Pete Metropulos and David Kleinman dissenting.
COMMUNICATIONS & MISCELLANEOUS –
Steve Shebeck commented on the potential revision of the comprehensive plan based on current events
and a changing world in the commercial space. Steve Shebeck also asked for updates on the BP/Circle K
project, the corner of Route 82 and Chamberlin, and the Ravenna Road property across from Heritage
Hills.
David Kleinman asked about the Mexican restaurant going in across from Bob Evans.
Joe Zeitz confirmed that this is his last meeting on the Planning Commission due to moving. Members
thanked Joe for his time and effort.
Pete Metropulos also mentioned the comprehensive plan and potential updates that need reviewed.
Lynn Muter updated the Planning Commission on items coming up in September.
ADJOURNMENT:
There being no further business to come before the Planning Commission, the meeting unanimously
adjourned at 8:53 p.m.

______________________________________

________________________________________

Mr. Cohen, Chairman

Ryan Kennedy, Secretary

Exhibit A

ZONING ANALYSIS

SW Corner East Aurora Road and Chamberlin Road
PPN 64-00589
Twinsburg, Ohio
CONTEXT
Request:

Zoning Map Amendment

Current Zoning District:

C-2 Community Commercial District

Proposed Zoning District:

R-5 Single Family Cluster District

City of Twinsburg
Location Map

Subject
Property

Source: City of Twinsburg Street Index Map, updated May 2019
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Vicinity Map

Subject
Property

Source: Summit County GIS

CURRENT ZONING AND LAND USE
Zoning District

Current Land Use

Subject Property

C-2 Community Commercial

Vacant

North

R-5 Single Family Cluster

Residential

East

I-3 Heavy Industrial

Vacant; Industrial

South

City of Macedonia; I-2 Limited Industrial

Vacant; Institutional

West

City of Macedonia

Park
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Zoning Map
Subject Property and Surrounding Area

Subject
Property

Source: City of Twinsburg Zoning Map Issue Date: December 11, 2018
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PROPOSED USE
The subject property, approximately 12.3 acres, is situated at the intersection of East
Aurora Road (SR82) and Chamberlin Road. The area is characterized by a mix of uses.
Residential uses of varying types, lot sizes and densities are present as well as business,
institutional and industrial uses. Parkland in the City of Macedonia abuts the property.
The applicant proposes rezoning of the subject property from C-2 Community
Commercial, to R-5 Single Family Cluster. On May 4, 2020, the City of Twinsburg
Planning Commission recommended denial of the rezoning. The application and the
recommendation of the Planning Commission is under consideration by the Twinsburg
City Council.
The sketch plan below, submitted to the Planning Commission, consisted of a single culde-sac of approximately 925 linear feet to serve 35 dwelling units. The maximum density
in the R-5 District is 3.5 units per acre which would allow for 43 units on the subject
property. This proposal would require a variance to Section 1187.05(h)(1) or a
modification of Section 1191.09 of the Twinsburg Codified Ordinances to allow for more
than 28 lots to be served by a cul-de-sac.
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The applicant has prepared a revised plan that complies with Section 1187.05(h)(1). The
number of dwelling units has been reduced from 35 to 34. The revised plan includes two
streets. One cul-de-sac street of 936 linear feet will serve 27 dwelling units. A second culde-sac street of 165 linear feet will serve seven dwelling units. The length of each cul-desac and the number of units satisfy the Code requirements.

The definitions of the various types of streets or roads can be found in Chapter 1105 of
the Zoning Code.
1105.01 DEFINITIONS.
Within the context of these regulations the following words shall have the following meanings:
(341) Street or Road: The entire width between the boundary lines of every way open to
the public at large for the purpose of vehicular traffic without distinction,
discrimination or restriction. A street or road may be classified as follows.
A. "Alley" means a minor street used primarily for vehicular service access to the
back or side of properties whose principal frontage is on another street.
B. "Arterial" means a street for through traffic, typically carrying heavy traffic
volumes and loads, usually on a continuous route.
C. "Collector" means a street supplementary to and connecting arterial streets to
local streets.
D. “Cul-de-sac" means a local street, one end of which connects with another street,
and the other end of which terminates in a vehicular turnaround.
E. "Dead End" means a street temporarily having only one outlet for vehicular traffic
and intended to be extended or continued in the future.
F. “Freeway" means a divided, high volume traffic way for through traffic and for
the connection of the major districts of the Municipality and having limited access
and grade separated intersections.
G. "Local" means a street used primarily for access to residential or other abutting
property and to serve local needs.
H. "Loop" means a type of local street each end of which terminates at an intersection
with the same arterial, collector, or local street.
I. "Marginal" means a local or collector street providing access to abutting
properties and protection from arterial or collector streets.
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The Subdivision Regulations of Chapter 1187 contain a second list of street classifications.
1187.05 PUBLIC STREETS AND PRIVATE DRIVEWAYS.
(d) Classification of Streets and Private Driveways. Streets shall be classified as follows:
(1) Interstate highways, freeways and expressways. Interstate highways, freeways and
expressways shall be planned for continuation of major interstate and interstate
high speed traffic of large volumes between areas within and outside of the state.
All location of such highways and intersections shall be by Federal, State and City
agreement.
(2) Arterial streets. Arterial streets shall be planned for continuation of movement of
fast traffic between points of heavy traffic generation and from one section of the
community to another. They shall contain as few intersections with minor streets
as possible. Such thoroughfares should traverse the community and should be
spaced approximately one (1) mile apart.
(3) Collector streets. Collector streets shall provide a traffic route from local streets
to arterial streets. Collector streets normally contain a relatively large number of
intersections with local streets and few intersections with arterial streets. These
streets should be spaced at least one-fourth mile apart. No private driveways shall
abut upon a collector street.
(4) Local streets. Local streets shall provide direct and full access to each abutting
lot, site or structure, and shall be laid out so that their full use by through traffic
will be discouraged. Normally each end of a local street shall connect into another
local street, collector street, or arterial street.
(5) Loop streets. Loop streets shall provide direct and full access to each abutting lot,
site or structure and shall be laid out so that their use will in general accommodate
only the lots, sites and structures fronting the street or drive and discourage through
traffic. Each end of a loop street shall connect to the same local street, collector
street, or arterial street and shall not be cross connected to any other local collector
or arterial street at any portion throughout its length.
(6) Cul-de-sac or dead end streets. Cul-de-sac and dead end streets shall be
constructed with a cul-de-sac or turn around area and be designed to provide direct
and full access to each abutting lot, site or structure. The cul-de-sacs or dead end
streets shall be laid out to accommodate only those lots, sites and structures fronting
the street and cul-de-sac.
(7) Six unit drives (Private). Six unit drives may be in general private driveways to
service up to six building sites on one lot cluster site.
(8) Two unit drive (Private). Two unit drives shall be in general private driveways to
service building sites for two lots, two building sites and/or structures containing
two units or double occupancy or use.
(9) Single unit drives (Private). Single unit drives shall be in general private
driveways to service building sites for one lot, one building site and/or single
structures designed for the purpose of a single occupant or use.

By the Chapter 1105 definition, a cul-de-sac street is considered to be a local street. The
“connects with another street” phrasing uses the broadest term “street” without
reference to or exclusion of any particular street classification, including another cul-desac. The applicant’s plan contains two cul-de-sacs, both of which are local streets. One
proposed local street connects with Chamberlin Road and the other proposed local
street is shown connecting to the proposed east/west street of the new subdivision. Each
will terminate in a vehicular turnaround. Section 1187.05(d)(6) is silent on the manner in
which a cul-de-sac street connects to another street. There is no language in the code
that prohibits a cul-de-sac from connecting to another cul-de-sac. As two separate
streets accommodating 27 and 7 units respectively, the requirement of Section
1187.05(h)(1) for maximum number of lots served is met.
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The Subdivision Regulations pertaining to streets in Chapter 1187 sets forth a maximum
length of 1200 feet. The Code contains no measurement standard for determining the
length of a cul-de-sac. Since the definition of a cul-de-sac provides for such street to
extend from the point of connection to another street and the vehicular turnaround, any
reasonable person would measure from the centerline of the intersecting street to the
center or back of the turnaround to arrive at the length of the street. In the case of the
two proposed streets, both are less than the maximum 1,200 feet in length and therefore
comply with Section 1187.05.
1187.05 PUBLIC STREETS AND PRIVATE DRIVEWAYS.
(h) Cul De Sac Streets and Six Unit Private Drives. The following minimum lengths,
lots served and diameter of cul-de-sac shall be used for all designs of cul-de-sac
streets and six unit private drives.
Maximum
Length (ft.)

Maximum Lots
Served

Minimum Curb (face
to face) Diameter (ft.)

Cul-de-sac

1200

28

106

Residential

1200

25

106

Commercial

1200

25

106

(1) Street Classification

The subject property has adequate frontage to reconfigure the subdivision and include a
second access point on SR 82 in compliance with Section 1187.07(a)(3), where the 1,000
feet spacing provision is discretionary, not mandatory.
1187.07 DESIGN OF LOTS.
(a) Blocks.
(1) Residential Blocks. The lengths, widths and shapes of blocks will
be determined with due regard to:
A. Provisions for adequate building sites suitable to the special needs of the type
of use contemplated.
B. Zoning requirements as to lot size and dimensions.
C. Need for convenient access, circulation, control and safety of street traffic.
D. Limitations and opportunities of topography.
(2) Block Lengths. The long dimension of a residential block shall not exceed
fifteen hundred feet (1500') or be less than eight hundred feet (800').
(3) Intersections with arterial streets shall be held to a minimum and preferably
spaced at least one thousand feet (1000') apart.
(4) Mid block pedestrian walkways between lots, not less than ten feet (10') wide
and paved with a Portland cement concrete walk no less than five feet (5') wide,
shall be required where deemed essential to provide circulation and other
community facilities. No cross walks shall exceed a grade of ten percent (10%),
and where necessary in compliance therewith, stairways with suitable handrails
shall be constructed, the design of all of which shall meet with the approval of
the Planning Commission and Engineer.

As a lot of record, access must be given to the subject property regardless of its zoning.
The need for a property to have access is not a sound justification to deny rezoning. The
applicant proposes a single access point to the site from Chamberlin Road to serve 34
homes. Such a configuration is in keeping with sound planning principles because it
provides access on the least traveled street while avoiding an additional curb cut on a
busy arterial. An unintended consequence of the cul-de-sac standards including both a
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maximum length and a maximum number of units is that it incentivizes placement of
additional curb cuts on streets where new intersections could hamper the flow of traffic
and increase potential for accidents. This is particularly true when the density calculation
allows more units than the cul-de-sac limitation permits.
In 2014 the City of Twinsburg adopted the 2013 Comprehensive Plan to guide
development in the City. The Housing component of the Plan states that “current
housing issues impacting residents of Twinsburg include a limited amount of
developable land for new housing units, maintenance of the aging housing stock, and
availability of a variety of housing options” (ch.3 p.4).
For future housing opportunities the Plan recognizes that “most of the easily developed
land within the corporate limits has been built upon or is currently in the development
approval process” (ch.3 p.7). Other available areas of the City are constrained in that
“their practical use is contingent upon property assembly” (ch.3 p.8).
The subject property is a parcel with minimal constraints to residential development.
New residential development to the north, parkland to the west and a generous buffer to
the south make the property an attractive and suitable area for new residential
development. The redevelopment of the obsolete industrial site to the east into a
modern business park is not a constraint to development. The parcel is a reasonable size
for development with no assembly of smaller parcels required. As such, rezoning it for
residential purposes will address an identified need in the community for new and varied
housing.
LAND USE & ZONING
The Land Use component of the Comprehensive Plan states that “ As the City of
Twinsburg approaches build-out, redevelopment of underutilized parcels will necessarily
become the primary land use focus for the City and for private development interests
alike” (ch.4 p.1). The Plan also acknowledges that commercial uses, primarily retail, have
been affected by the proximity to large commercial centers in surrounding communities
(ch. 4 p.2).
There is a distinct focus in the Plan on gateway corridors into the City and to the City
Center where dense commercial development has occurred and redevelopment
opportunities exist. (ch 4. Pp.14-18). Compact sustainable mixed-use development is
desirable in this area. While it is in keeping with sound planning principles to encourage
appropriate development in downtown areas, such policy does impact outlying
commercially zoned nodes.
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According to Section 1148.03 of the Twinsburg Zoning Code, the purpose of the C-2
zoning district is:
1148.03 C-2 COMMUNITY COMMERCIAL DISTRICT; PURPOSE.
This district is created to provide for a principal central shopping center of community
importance, where concentrations of convenience and comparison-shopping facilities,
financial and business services and such similar community-wide facilities may be
provided in an efficient and well-designed center. (Ord. 87-1989. Passed 7-11-89.)

The subject property is not a viable location for commercial development as described in
the purpose statement. The subject property is not large enough to encompass a
principal central shopping center of community importance. Its location on the western
boundary of the City limits the potential for any businesses there to serve the community
as a whole. With the rezoning of the property to the north from C-2 to R-5, there is no
opportunity at this location for a critical mass of commercial development needed to
attract a sustainable level of business activity.
For years, the applicant has sought to market the property for commercial use with no
success. It is unlikely that the site will ever be a viable commercial location. Constraints
to commercial development of the parcel include:
•

The amount of existing underperforming commercial properties in the City.

•

Plentiful and accessible commercial development in adjacent communities.

•

The Comprehensive Plan policy to focus on and incentivize development in the
City Center and existing developed areas.

•

The national trend away from brick and mortar retail establishments.

The Comprehensive Plan element concerning the Economy describes the City’s
desirability as a location for business. The tax base has diversified and the City is taking
steps to retain existing businesses while seeking new business. The City utilizes an array
of economic development techniques to support business. However, one program, The
Twinsburg Occupancy Program incentivizes the reuse of vacant industrial and
commercial buildings. Again, while a program to encourage redevelopment is sound
planning, it creates yet another barrier to the development of vacant land for commercial
purposes.
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Subject
Property

Source: City of Twinsburg 2013 Comprehensive Plan

The Future Land Use Plan called for commercial use of the two parcels located on
opposite sides of SR 82 on the west side of Chamberlin Road. The parcel on the north
side of SR 82 was rezoned R-5 and has been developed as the Whispering Woods
subdivision. The subject property remains as the single commercially zoned parcel at an
intersection where four different zoning districts are represented. A mix of uses at this
intersection is unavoidable. There is a planning principle suggesting that the line
between zoning districts be drawn at midblock along rear lot lines, not down the middle
of a street, so that both faces of a block are compatible. Proper planning practice
suggests that a more functional zoning scheme would result from shifting the southern
boundary of the current R-5 District to the southern boundary of the subject property.
With essentially the same amount of frontage on SR 82, having the R-5 zoning on both
sides of the road will enhance this important gateway into the City.
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The Intent of the R-5 zoning district supports a departure to the traditional large lot
single family zoning that is fully buffered from usual and customary nonresidential
activity. An “urban environment” is often associated with smaller lots, higher densities,
proximity to busier streets, access to transit and coexistence with nonresidential uses.
The R-5 zoning is appropriate for the location and type of development proposed.
1144.01 INTENT.
In order to allow a greater concentration of residential use in appropriate areas, flexibility
and utilization of space to obtain a more urban environment than is possible through the
strict application of minimum requirements of the standard one and two family residential
districts and to provide a reasonable variation in dwelling unit types and density;
contiguous one-family dwellings may be clustered in accordance with the regulations of
this Chapter on land zoned in a R-5 District in order to encourage:
(a)
The creation of functional and interesting residential areas;
(b)
The provision of varying arrangements of one-family dwellings; and
(c)
A reasonable increase in residential density for areas well served by transportation
and other community facilities.
(Ord. 87-1989. Passed 7-11-89.)

DEVELOPMENT PATTERNS
The City of Twinsburg is an attractive location for both businesses and residences.
Interstate 480 crosses the community with two full interchanges within the corporate
limits. State Routes 91, 82 and 14 enhance the City’s transportation network. Good
schools, high quality health care facilities and its location within the context of northeast
Ohio add to its appeal. As a mature community it is difficult to find areas for residential
development that are buffered from business uses; likewise, business interests in a
mature community want to be good neighbors. They are accustomed to providing
landscaping, buffering and streetscape improvements that help them to blend in with
the community and enhance their own properties.
As stated in the Comprehensive Plan:
Twinsburg’s recent history has been characterized by high population growth
rates and the various challenges presented by a fast-growing community. As the
City of Twinsburg approaches build-out, emphasis is gradually shifting from a
mindset of controlling growth and providing basic infrastructure to an emphasis
on maximizing land use and redevelopment potential, creating connectivity
between land uses, and increasing both livability and sustainability. (ch.1 p. 4)
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Cornerstone Business Park represents the best of economic development in the City of
Twinsburg. The Master Site for the development is well thought out. The interior road
introduces a grid pattern to a large tract of land. Development of the site intensifies to
the south and the east. While the northwest corner of the site has yet to be developed,
the Master Site calls for visually appealing, less intense development and allows this
corner to be compatible with the other uses at the intersection.
Subject
Property

Source: https://www.digeronimocompanies.com/projects/cornerstone-business-park
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The City of Twinsburg appears to support the concept of less intensive development in
the northwest corner of the Business Park. According to a July 8, 2018 article in Crain’s
Cleveland Business:
After these two current sites are developed, the main parcel remaining comprises
17 highly visible acres at the front of the park, at Chamberlin and east Aurora
(Route 82) roads. [Twinsburg Director of Planning and Community Development
Larry] Finch said it is hoped that spot will lure an attractive tenant, such as a
higher-end office building. A 5-acre spot on the interior of the park is also still
undeveloped, he added.

New development in the City has reflected the efforts to develop land areas for
residential uses that in an earlier time may not have been as desirable as it is today. A
few recent examples include:
•

The proposed 71-unit Wilcox Meadows development situated on Darrow Road
between Miktarian Parkway and the Wheeling & Lake Erie Railway was granted a
variance to locate units within 30 feet of the railroad instead of the required 200
feet.

•

Jody Lynn Lane, off Depot Street, is in close proximity to the Wheeling and Lake
Erie Railway Tracks.

•

The Chase View Subdivision off Liberty Road abuts high voltage aerial electric
lines.

•

Whispering Woods Subdivision on SR 82 received a variance extension of an
existing cul-de-sac by 870 feet and for thirty additional homes to be built.

•

The Planning Commission used its authority granted by Section 1191.09 of the
Codified Ordinances to allowed modification of the site plan for Quarry Reserve
at Boulder Brook to extend the cul-de-sac at Hunter’s Ridge an additional 1235
linear feet to accommodate an additional 47 dwelling units.

The proposed R-5 development will not change the character of the area. It is reasonable
to allow the property to be developed in a way that is responsive to the current
residential market. At the same time, the development will not affect the use and
enjoyment of surrounding properties, nor will it create a nuisance.
Substantial justice balances the interests of the property owner with those of the
community, the neighborhood and adjoining properties.
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TRAFFIC & ACCESS MANAGEMENT
The traffic component of the 2013 Comprehensive Plan noted that “Twinsburg’s arterial
roadways have long been established and they will likely be able to accommodate
foreseeable traffic volumes with relatively minor modification or expansion” (ch.7 p.4).
The most recent traffic count data for East Aurora Rd. (SR82) and Chamberlin Road in the
vicinity of the subject property is shown on the map below:

Subject
Property

Source: https://odot.ms2soft.com/tcds/
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An update of traffic count data supports the findings of the Comprehensive Plan as
traffic volumes on East Aurora Road (SR82) have remained steady.
AVERAGE DAILY TRAFFIC (ADT)
EAST AURORA ROAD (SR82)
CHAMBERLIN TO I-480
Year

ADT

1997

20,150

2004

17,630

2008/11

20,570

Source: City of Twinsburg; 2013 Comprehensive Plan

2013

18,885

2016

20,206

2019

19,338

Source: Ohio Department of Transportation; Transportation
Data Management System

Recent Ohio Department of Transportation (ODOT) traffic count data indicates a
consistent level of traffic on Chamberlin Road between SR 82 and Highland Road.
AVERAGE DAILY TRAFFIC (ADT)
CHAMBERLIN ROAD
SR82 TO HIGHLAND
Year

ADT

2013

5,438

2015

5,700

2017

5,985

2019

6,148

Source: Ohio Department of Transportation; Transportation
Data Management System

In 2019, the Akron Metropolitan Area Transportation Study (AMATS) published a
technical memorandum containing a 2016 – 2018 Crash Report. Crashes were further
refined by those related to an intersection or to a roadway section. AMATS identified 311
intersections with a minimum of 10 crashes and a crash rate of one or more over the
three-year period. The intersection of Chamberlin and SR 82 was not in the top 311
identified roadway intersections. Intersections in Twinsburg that were identified include:
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HIGH CRASH INTERSECTIONS
2016-2018
Rank (out of 331)

Intersection

25

Darrow Rd (SR 91) & Glenwood Dr

108

East Aurora Rd (SR 82) & Hadden Rd/Wilcox Dr

130

East Aurora Rd (SR 82) & Darrow Rd (SR 91)

261

Glenwood Dr & Liberty Rd

Source: https://amatsplanning.org/wp-content/uploads/2016-2018-Traffic-Crash-Report.pdf

AMATS also identified 179 high crash roadway sections that have 10 or more crashes per
mile per year and a crash rate of one or more over the three-year period. The section
from Chamberlin to I-480 was not in the top 179 identified roadway sections. Sections in
Twinsburg that were identified include:
HIGH CRASH ROADWAY SECTIONS
2016-2018
Rank (out of 179)

Roadway Section

71

West Aurora Rd (SR 82) from I-480 to Darrow Rd (SR91)

77

Darrow Rd (SR91) from E Highland Rd to Aurora Rd (SR82)

148

Ravenna Rd from Shepard Rd to Chamberlin Rd

Source: https://amatsplanning.org/wp-content/uploads/2016-2018-Traffic-Crash-Report.pdf

The Transportation element of the Comprehensive Plan notes that “livability and
sustainability within the City of Twinsburg can be increased by both a context sensitive
approach to enhancing the existing roadway system and by emphasizing a more multimodal transportation system”, (ch. 7 p. 1). One manner in which to encourage
multimodal transportation opportunities is through a “Road Diet”.
AMATS prepared a Road Diet Analysis in 2015. According to AMATS:
A road diet is a useful low-cost tool to improve safety and integrate
multiple modes of travel.
A road diet reduces the number of travel lanes on a roadway and then
adjusts or reassigns the space for other uses and travel modes. The most
common road diet reconfiguration is the conversion of a four-lane roadway
into a three-lane roadway made up of two through lanes and a center twoway left-turn lane. Remaining space can be allocated for bicycle lanes,
pedestrian refuge islands, transit bus stops or on-street parking.
(https://amatsplanning.org/wp-content/uploads/2015-Road-Diet-AnalysisCompressed1.pdf)
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The Road Diet Analysis presented a list of 60 roadways in Summit and Portage
Counties as viable candidates for a road diet. A map of the Summit County
locations follows.

Subject
Property

Source: https://amatsplanning.org/wp-content/uploads/2015-Road-Diet-Analysis-Compressed1.pdf
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A list of the top ten most suitable roadways in the study area includes Chamberlin
Road between East Aurora Road (SR82) and Highland Road.

Source: https://amatsplanning.org/wp-content/uploads/2015-Road-Diet-Analysis-Compressed1.pdf

The City of Twinsburg Thoroughfare Plan (ch. 9 p. 15) contained in the 2013
Comprehensive Plan proposed a new road section between Chamberlin Road and East
Aurora Road (SR82).

Subject
Property

Highland Road

Source: City of Twinsburg 2013 Comprehensive Plan

This roadway has since been constructed and now includes an extension of the
Independence Parkway forming a “T” intersection with the east/west segment,
Cornerstone Parkway.
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The new roadway has provided access to the interior of Cornerstone Business Park through
a fully signalized intersection at Presidential Parkway and East Aurora Road (SR82) located
to the east of Chamberlin Road. An additional curb cut to East Aurora Road (SR82) has
been made at the eastern edge of the business park. These two new access points give
traffic easy access to I-480 and I-271 north eliminating the need to travel on Chamberlin
Road.
Improved Access Points
Cornerstone Business Park

Subject
Property

Source: Summit County GIS
New Signalized Entrance
New Access Drive
Restricted Access

19

20

New Access Drive
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The construction of the interior roadway system along with two new access points on SR 82
have pulled the focus of the business park to the south and the east away from the
SR82/Chamberlin intersection and the subject property. The resulting grid pattern helps to
alleviate congestion by distributing traffic to the various access points. Traffic accessing I480 and I-271 north has a direct path via Independence Parkway and the easternmost access
drive. Traffic to and from I-271 south, SR 8 and I-80 (Ohio Turnpike) is facilitated by
Cornerstone Parkway located south of the subject property.
CONCLUSION
After a review of the Codified Ordinances of the City of Twinsburg, the Zoning Map, the
2013 Comprehensive Plan, and a site visit to the area, it is my professional opinion that the
current zoning classification of the subject property as C-2 is not consistent with sound
planning principles and applicable Ohio law in that:
•

The Comprehensive Plan and the Zoning Code recognize and support development
of housing types that are an alternative to traditional large lot subdivisions.

•

The City of Twinsburg, a matter of policy and through legislative action, discourages
new commercial development away from the City Center and existing commercial
developments; therefore, it is unreasonable to deny the subject property the right to
rezone vacant property from the C-2 Commercial District.

•

The redevelopment of Cornerstone Business Park has added additional access points,
including a fully signalized intersection providing direct access to SR 82 resulting in a
shift of the more intense development of the Business Park to the south and the east,
away from the subject property.

•

A review of data from the Ohio Department of Transportation and the Akron
Metropolitan Area Transportation Study revealed no concerns with design capacity of
the segments of East Aurora Road (SR82) or Chamberlin Road serving the subject
property or with accidents at the intersection of these two roads.

•

Under the revised site plan, the subject property can be developed without variances
from the density requirements of the R-5 Zoning District, or, Codified Ordinance
Section 1187.05(h)(1) regarding the maximum street length or maximum lots served
for cul-de-sacs.

•

Rezoning is necessary in order for the property owner to have beneficial use of the
property consistent with ownership rights of other properties in the vicinity.

Respectfully submitted,
Julie S. Lindner, AICP
August 13, 2020
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