
 VILLAGE OF YELLOW SPRINGS  
PLANNING COMMISSION 

  
 The Village of Yellow Springs Planning Commission will meet in regular session on Monday, November 13, 2017 

at 6PM in Village Council Chambers on the second floor of the Bryan Community Center, 100 Dayton Street, 
Yellow Springs, Ohio 45387  

  

Minutes of September 25, 2017 

– Residential C – High Density Residential 
District.  The Miami Township Trustees has submitted a conditional use and site plan review application 
for the purpose of locating and constructing a new fire station and township offices at Xenia Avenue 
between Marshall and East Herman Streets.  Parcel ID #s  F19000100080030400; F19000100080030500;  
F19000100080030600;  F19000100080030700;  F19000100080030800;  F19000100080030900;  
F19000100080031000;  F19000100080031100; F19000100080031200;  F19000100080031300;  
F19000100080031400 

– Planned Unit Development (PUD) District (I-1 
Industrial-Mixed Use).  The Village of Yellow Springs has submitted a replat application for the purpose of 
re-dedicating right-of-ways and parcels for the development of infrastructure to the proposed Cresco Labs 
medical marijuana cultivation and processing plant, and future mixed use PUD development.  Parcel ID 
#F19000100200000300, F19000100200000600 and F19000100200000700 

– PUD District (I-1 Industrial-Mixed Use) at 
CBE/Commerce Park.  Cresco Labs has submitted a conditional use and site plan review application for the 
purpose of establishing and constructing a medical marijuana cultivation and processing plant.  Parcel ID 
#s  F19000100200000300; F19000100200000600 



The meeting was called to order at 7:00 P.M.   

Planning Commission members present were Chair, Matt Reed, Council Representative Gerald Simms, 
Susan Stiles, Rose Pelzl and Alternate Chris Zurbuchen.  Also present were Denise Swinger, Zoning 
Administrator, and Chris Conard, Village Solicitor.  

 There were no changes made.  

Minutes of August 14, 2017 were reviewed. Stiles MOVED to APPROVE THE MINUTES AS 
AMENDED.  Pelzl SECONDED and the MOTION PASSED 4-0 with Simms abstaining. 

 Chris Zurbuchan re: Silver Link Information from Complete Streets Workshop.  Zurbuchan briefly re-
viewed the workshop.  

There was no Old Business. 

 There was no New Business.  

Simms noted that the Village will be hearing an ordinance to ban or limit smoking on Village owned 
properties at their October 2nd meeting. 

Swinger noted that Council has passed the Lodging tax ordinance, which will go into effect on January 
1st. 

 Steve Bienovich inquired about a landlocked parcel he owns, seeking information as to how he could de-
velop the lot without frontage to a street. 

 Swinger commented that she has not yet had an opportunity to work with Bienovich on the matter. 

 Reed commented that Planning Commission is cognizant that infill is to be encouraged, per Visioning and 
the Comprehensive Land Use Plan, and that if the lot is non-conforming, the matter could be heard by the Board 
of Zoning Appeals. 

Swinger commented that this table was overlooked when Planning Commission added PNDs to the zon-
ing code.   

Reed OPENED THE PUBLIC HEARING.  There being no comment from those present, Reed CLOSED 
THE PUBLIC HEARING and CALLED THE MOTION. 

Zurbuchan MOVED TO APPROVE THE CHANGES TO SECTION1258.01.  Stiles SECONDED, and 
the MOTION PASSED 5-0 ON A ROLL CALL VOTE. 

2. Text Amendments - The Village of Yellow Springs is applying for an amendment to the following 
zoning code sections for Short-Term Rentals: 



Conard explained that the term “short term rental” (STR) is unique to the Village zoning code, while the 
Ohio Revised Code uses the term “transient guest lodging” (TGL).  He opined that replacing “short term rental”
in the Village code will lend a consistency by mirroring the state code. All of the suggested amendments, he stat-
ed, are definitional in nature, rather than substantive. 

Conard explained further that the ordinance creating the lodging tax states that any homeowner who rents 
out a room or rooms for fewer than five total days per calendar year need not apply to the Village for a conditional 
use nor charge their guest(s) a lodging tax. 

Conard clarified that any rental to the same person(s) of 30 days or greater is not a transient guest rental 
and falls outside of both zoning code and administrative regulation. 

Conard noted that the adoption date of January first was selected so that the Finance Director would have 
time to flesh out the details and prepare information for proprietors. 

Conard stated that there were no clear standards listed for the conditional use for STRs are not currently 
defined, and noted that this leaves a lack of guidance for the Planning Commission as well as for citizens seeking 
to have this use approved.  He presented a prepared set of conditions which he suggested be attached to the stand-
ards for approval of a TGL establishment. 

PC discussed the suggested standards of section 6(H) as listed here: 

PC discussed the standards in general, with Swinger noting that some of the language is taken from the 
Ohio Revised Code as Board or Zoning Appeals standards. 

Simms asked for further explanation of number three, wondering how this determination could be made. 

Conard explained the logic that while renting out space can assist a villager in affording to live in town, if 
too many affordable homes are turned into TGL, the shortage of affordable dwellings could become critical.  This 
could become a factor to be weighed in the consideration, he stated. 

Stiles objected to the subjective nature of the questions, commenting that she would prefer clearer direc-
tion. 

Pelzl asked whether the conditional use follows the home, or follows the owner, wondering how infor-
mation would be conveyed across ownership changes. 

Conard commented that a significant issue in terms of payment of the tax is a lack of awareness, hence 
the importance of information to citizens early on. 



Pelzl questioned the information and permitting process, seeking assurance that an establishment would 
be followed from application point through any moves or changes that may occur. 

Conard stated that the ordinance allows the Finance Director latitude to affect the process once the use 
has been granted.  He suggested that this is best left up to the Finance Director, since she will have a handle on 
what needs to be asked of whom. 

Pelzl argued that the zoning administrator should stay with the process through the administrative phase 
so that the permits stay up to date.  She expressed her concern as the possibility of a change not being properly 
catalogued. 

PC discussed the value of section #3 with regard to its enforceability and the general nature of the query. 

Conard made an argument for the lodging tax in general, but noted that the Village does not wish to create 
unintended consequences, characterizing the standards as “the culmination of a thoughtful process in rolling out 
the lodging tax. 

With regard to number (4), Conard responded to Zurbuchan’s question by stating that this question at-
tempts to bridge the gap between the right of the property owner and the interests of the community as a whole. 

Zurbuchan suggested changing the limitation of occupancy in an ADU which is currently two adults, to 
defer to Health Department standards. 

Reed noted that if PC changes this language, then the section on ADU’s would have to be changed. 

The group decided not to make the change. 

Pelzl asked how a proprietor would prove that they would be grandfathered in to the use, asking that this 
be included in the code. 

Conard argued that this can and properly should remain the jurisdiction of the administrative code. 

In response to continued concern on the part of Pelzl, Conard explained that the zoning administrator 
would be in close communication with the Finance Director, and that the language permitting this is contained in 
the establishing ordinance. 

The Clerk asked PC members whether they are agreeable to a question (#3), which may be more political 
in nature rather than using the language in #4 to address the same issues. 

Reed responded that he sees a need to address the issue directly because of its potentially significant im-
pact upon affordability.  It may be difficult to hit the “sweet spot” between allowing a resident to afford to contin-
ue to live in the Village and allowing someone else to become a homeowner here, he opined, but stated that he 
liked the direct question. 

Stiles agreed, stating that she appreciated the direct nature of the question. 

Reed commented that he had an interest in limiting the number of days a home could be rented in a given 
year, and felt the current language is appropriate. 

Simms concurred, arguing that the Village is small enough that uses in one neighborhood can affect the 
Village as a whole. 

Swinger noted that she would like to see a distinction made between owner occupied rentals and those in 
which the owner is a non-Village resident, seeing that as an important distinction from an affordable housing as 
well as administrative standpoint. 

Simms pointed out a clerical error in the proposed amendments. 



Reed OPENED THE PUBLIC HEARING.   

Leslie Shepard spoke against any regulation of transient lodging.  She opined that that Planning Commis-
sion would “subjectively say” that a person who owns an affordable home would be denied the use. 

Reed attempted to explain that that was not what the question under #3 meant, that it was a more over-
arching consideration. 

Shepard spoke against regulation in general, and opined regarding why there is no affordable housing in 
the Village. 

Swinger attempted to explain the nature of conditional use. 

Pelzl attempted to explain that the use could have an impact on a neighborhood. 

Shepard again opined that the use should not be regulated, that someone else should not be able to decide 
who can or cannot rent their home, characterizing it as micromanagement. 

There being no further comment from those present, Reed CLOSED THE PUBLIC HEARING and 
CALLED THE MOTION. 

Stiles MOVED TO APPROVE THE PROPOSED AMENDMENTS TO SECTION 1262.08 (e) (6), in-
cluding correction of the clerical error.  Pelzl SECONDED, and the MOTION PASSED 3-2 ON A ROLL CALL 
VOTE, with Zurbuchan and Simms voting against. 

Swinger explained that the amendment simply changes the definition from STR to TGL in this section. 

Reed OPENED THE PUBLIC HEARING.  There being no comment from those present, Reed CLOSED 
THE PUBLIC HEARING and CALLED THE MOTION. 

Stiles MOVED TO APPROVE THE PROPOSED AMENDMENTS TO CHAPTER 1246.02.  Simms 
SECONDED, and the MOTION PASSED 5-0 ON A ROLL CALL VOTE. 

Reed OPENED THE PUBLIC HEARING.  There being no comment from those present, Reed CLOSED 
THE PUBLIC HEARING and CALLED THE MOTION. 

Pelzl MOVED TO APPROVE THE PROPOSED AMENDMENTS TO CHAPTER 1248.02.  Simms 
SECONDED, and the MOTION PASSED 5-0 ON A ROLL CALL VOTE. 

Reed OPENED THE PUBLIC HEARING.  There being no comment from those present, Reed CLOSED 
THE PUBLIC HEARING and CALLED THE MOTION. 

Simms MOVED TO APPROVE THE PROPOSED AMENDMENTS TO CHAPTER 1250.02.  Zurbuch-
an SECONDED, and the MOTION PASSED 5-0 ON A ROLL CALL VOTE. 



Reed OPENED THE PUBLIC HEARING.  There being no comment from those present, Reed CLOSED 
THE PUBLIC HEARING and CALLED THE MOTION. 

Stiles MOVED TO APPROVE THE PROPOSED AMENDMENTS TO SECTION 1258.01.  Simms 
SECONDED, and the MOTION PASSED 5-0 ON A ROLL CALL VOTE. 

Reed OPENED THE PUBLIC HEARING.  There being no comment from those present, Reed CLOSED 
THE PUBLIC HEARING and CALLED THE MOTION. 

Stiles MOVED TO APPROVE THE PROPOSED AMENDMENTS TO CHAPTER 1284.08.  Zurbuchan 
SECONDED, and the MOTION PASSED 5-0 ON A ROLL CALL VOTE. 

Reed OPENED THE PUBLIC HEARING.  There being no comment from those present, Reed CLOSED 
THE PUBLIC HEARING and CALLED THE MOTION. 

Zurbuchan MOVED TO APPROVE THE PROPOSED AMENDMENTS TO CHAPTER 1284.09.  Stiles 
SECONDED, and the MOTION PASSED 5-0 ON A ROLL CALL VOTE. 

Amend APPENDIX B – Village of Yellow Springs Recommended Trees – updating the list of recom-
mended trees. 

Swinger explained that at the September 18, 2017 meeting of Council, the second reading of the ordi-
nances pertaining to the Pocket Neighborhood Development legislation passed.  There was only one edit to the 
Pocket Neighborhood Developments legislation which was in the planning code in Chapter 1226.06 DESIGN 
STANDARDS.  In section 1226.06 C. (3) the text was changed to include the words “ADA-compliant” for side-
walks and striking out the measurement of at least four feet in width.  A recent update to ODOT standards for 
ADA compliancy is five feet, or in certain cases four feet with a five by five foot turning radius every 200 feet. 

Council passed Chapter 1226.06 with this one edit to the text and with the understanding that the Plan-
ning Commission would make recommendations for Appendix B, also referenced in this Chapter.  Council mem-
ber Brian Housh, after taking a look at Appendix B, realized that some of the trees on this list are no longer rec-
ommended and he asked Planning Commission to review the list for possible updates to the text.   

Swinger stated that she had also reached out to Wendi Van Buren, Urban Forester at the Ohio Dept. of 
Natural Resources and asked for her input, which is incorporated into 

.  She divided the trees by native and non-native, and created a third category for suggested 
removal of existing trees, which Nick Boutis had mentioned the Village consider for the Tree of Heaven species.  
Ms. Van Buren also provided a shortened list for the Planning Commission to consider (ATTACHMENT E). 

 Planning Commission discussed the recommendations. 

 Swinger explained that the appendix is meant as a guide for developers as well as for citizens seeking tree 
planting guidance. 

 Pelzl expressed strong feeling regarding the presence of Paw Paws as a possible street tree, and asked that 
this be left as a recommended native tree, but that it be added to the list of trees not recommended for street use. 

Reed OPENED THE PUBLIC HEARING.  There being no comment from those present, Reed CLOSED 
THE PUBLIC HEARING and CALLED THE MOTION. 



Simms MOVED TO APPROVE THE CHANGES TO SECTION1258.01, INCLUDING THE ADDI-
TION OF PAW PAW TREES AS NOT RECOMMENDED FOR STREET USE.  Stiles SECONDED, and the 
MOTION PASSED 5-0 ON A ROLL CALL VOTE. 

 There was no Old Business. 

 There was no New Business. 

Swinger noted that neither the hearing regarding the CBE/Commerce Park - Final Plan Phase One Replat 
– Planned Unit Development (PUD) District nor the Cresco Labs Conditional Use and Site Plan Review can be 
heard on October 9th, because Cresco is not yet ready for a site plan review. 

PC discussed possible meeting dates, finally concluding that October 23 was an acceptable second date 
for October if Cresco is prepared by that time.  If not, potentially both Cresco hearings and the site plan review for 
the Miami Township Fire Department’s new station would be heard on November 13th, with a 6pm start time. 

At 8:30pm, Stiles MOVED and Pelzl SECONDED a MOTION TO ADJOURN.  The MOTION PASSED 
5-0 ON A VOICE VOTE. 
  

__________________________________ 
Matt Reed, Chair 

__________________________________ 
Attest:  Judy Kintner, Clerk   



  Xenia Avenue between East Herman and Marshall Streets 

  R-C, High-Density Residential District 

Miami Township Trustees and MSA Architects 

:  Miami Township Trustees  

Request for a conditional use permit, per Yellow Springs Zoning 
Ordinance Table 1248.02 Schedule of Uses: Residential Districts, Table 1258.01 Schedule of Uses 
by District, Chapter 1262 Conditional Use Requirements and a site plan review per Yellow Springs 
Zoning Ordinance Chapter 1268 Site Plan Review, to allow for the location and construction of a 
new fire station and township offices.   

F19000100080030400; F19000100080030500;  
F19000100080030600;  F19000100080030700;  F19000100080030800;  F19000100080030900;  
F19000100080031000;  F19000100080031100; F19000100080031200;  F19000100080031300;  
F19000100080031400

The property consists of 11 lots sold to Miami Township by Wright State University.  Located on 
the east side of Xenia Avenue between Marshall and East Herman Streets, it is the proposed site 
for Miami Township Fire-Rescue’s new fire station and township offices.  The property contains 
approximately 2.095 acres. The frontage on Xenia Avenue measures 353.95 feet. The southern 
side lot line measures approximately 356.51 feet, the northern side lot line measures 209 feet and 
the back lot line measures 323.23 feet. This location previously served as a commercial property 
with Wright State University Physicians operating a clinic there.  The clinic was demolished 
around 2010.   
  

The applicant is requesting a conditional use permit to allow for the construction of a new fire 
station and offices for the Miami Township trustees. The Fire Department will consist of five 



apparatus bays opening out onto Xenia Avenue, administrative offices, support spaces, living 
quarters for up to six full-time firefighters, and a training room.  The Township offices will consist 
of an open office and a small conference room for use by the Township Trustees and their staff.  
The Township will use the training room for their twice a month Township Trustees meetings. 
The six lots abutting Xenia Avenue are located in the R-C, High Density Residential District and 
the five lots at the back of the property are located in R-B, Moderate Density Residential District.     

"R-C," High Density Residential District.  The R-C District is intended to promote a high quality 
mix of residential units, including multiple-family dwellings, at a density of up to 14 units per 
acre. Other compatible, nonresidential uses may also be permitted.   

  "R-B," Moderate-Density Residential District. The R-B District is intended to encompass much 
of the Village's existing single-family and medium-density residential neighborhoods and 
accommodate similarly situated new and infill development at densities up to eight units per 
acre.  This district also permits the introduction of attached residential units and nonresidential 
uses that are compatible and in scale with the established neighborhood character. Land within 
this district will be served by public sanitary sewer and water facilities. 

Government offices and buildings 

Chapter 1248 – Table 1248.02 Schedule of Uses: Residential Districts and Chapter 1258 – Table 
1258.01 Schedule of Uses by District allows for Government offices and buildings as a 
conditional use in all three residential districts.   

The Zoning Code requires the Planning Commission approve all conditional uses, and consider 
the operational characteristics of the proposed use.  Because the building is over 5,000 square 
feet, the Planning Commission is also required to review the site plan.



   (a)   All lots and buildings shall meet the minimum area and width requirements of Table 
1248.03. New lots shall not be created, except in conformance with these requirements. 

  

1

2

3

1   Public water and sanitary sewer is required for all property in these districts. 
2   Two-family and attached single-family dwellings shall provide 4,500 square feet per 
unit.  Multi-family dwellings are permitted a density up to 8 units per acre. 
3   Two-family dwellings shall provide 4,000 square feet per unit.  Attached single-family and 
multi-family dwellings are permitted a density up to 14 units per acre. 

  

The combined square footage of the 11 lots measures 91,258.2 square feet.  The frontage on 
Xenia Avenue measures 353.95 feet and meets the requirements for minimum lot width. 

 (b)   All structures and their placement on a lot shall conform to the minimum dimensional 
requirements listed in Table 1248.03a. 

  

4   Average established setback shall apply, where applicable, in accordance with 
Section 1260.02(a). 



Maximum Building Height –

The proposed building has a front setback of 20 feet.  Because the property lies between two 
streets, the front yard setback extends to both side yards – see . In the 
case of an interior lot, the line separating the lot from the street right-of-way or road easement. 

The side yard setback for the future expansion is twenty feet on the north lot line at Marshall 
Street and is 61.84 feet at the south lot line by East Herman Street.  The rear lot line setback is 
122.36 feet.  

The maximum lot coverage for R-C is 50% and R-B is 40%.  The total square footage of the 
property is 91,258.2 .These means that a maximum of 36,503.28 square feet in R-B is available 
to build on.  The lot coverage requirement excludes parking areas.  

Control of Heat, Glare, Fumes, Noise, Odor, Dust and Vibration.  Every use shall be conducted 
and operated in a way that does not create a nuisance and is not dangerous by reason of heat, 
glare, fumes, odor, dust, noise or vibration beyond the lot on which it is located. 

Chief Altman stated



Lighting.  All light fixtures shall be direct cut-off fixtures, designed to prevent light spill or 
trespass beyond the boundaries of the property where the fixture is located. 

According to KLH Engineers, 

Storm Water. When land is developed or redeveloped and/or the surface characteristics of the 
property change (increased impervious surfaces, site grading, etc.), these activities shall not 
result in additional storm water runoff flowing to adjacent properties. 

Staff recommended two sections of the zoning code for MSA Architects to consider when 
planning and designing the required parking for the new fire station.  The uses will primarily be 
for office space, warehousing of the trucks and living quarters.  For this reason, two sections of 
the parking code were used.   

Business offices or professional 
offices of lawyers, architects or 
similar professionals 

1 for every 300 sq. ft. of UFA, but no less than 5 parking 
spaces. 



Warehouses and storage 
buildings 

1 per employee computed on the basis of the greatest 
number of persons employed at any one time during the day 
or night, or 1 for every 5,000 square feet of gross floor area, 
whichever is greater. 

As a result, MSA Architects projected the following:  office spaces = 1,774 sq. ft. @ 300 sq. ft. 
per parking space, a total of 6 spaces are required.  For warehouses, MSA Architects chose 1 per 
employee computed on the basis of the greatest number of persons employed at any one time 
during the day or night.  They projected 12 employees at shift change with 1 space per employee 
= 12 spaces.  Additionally, they have provided 2 barrier free parking spaces.   

75° to 
90° 9 18 24 42 60 



A.   Ingress and egress driveways shall be located no closer than 50 feet to the intersecting right-
of-way of two streets and no closer than three feet to any adjoining property line.   

B.   Driveways shall not exceed 30 feet in width, as measured at the right-of-way line

C.   A maximum of one driveway shall be permitted per street frontage; provided a second 
driveway may be allowed where the frontage exceeds 200 feet. 

D.   No driveway shall be closer than 75 feet to another driveway on the same or abutting 
property. 

E.   Driveways shall be perpendicular or no more than 30 degrees from perpendicular to 
the curb. 

F.   Driveways shall not be located closer than 25 feet to any property line, unless 
approved as a shared driveway for two or more properties. 

G.   All driveways shall be constructed in accordance with the Village engineering 
standards. 

      (6)   Curbing. A six-inch concrete curb, or alternative as determined by the Planning 
Commission, shall be provided around all sides of any parking lot of five or more spaces to 
protect landscaped areas, sidewalks, buildings, or adjacent property from vehicles that might 
otherwise extend beyond the edge of the parking lot. Curb openings are allowed for storm water 
drainage, as recommended by the Village Engineer. Plantings shall be set back two feet from 
curbs to allow for bumper overhang.

      (7)   Landscaping. Off-street parking areas shall be landscaped and/or buffered, in 
accordance with the requirements of Chapter 1270. 

      (8)   Lighting. Light fixtures used to illuminate off-street parking areas shall be arranged to 
deflect the light away from adjoining properties and adjacent streets. Lighting fixtures in parking 
areas adjacent to any residentially zoned or used property shall not exceed 20 feet in height. 
Fixtures in all other parking areas shall not exceed 35 feet in height. Light fixtures shall be 
designed to achieve 90 degree luminary cutoff. 

      (9)   Fire lanes. Fire lanes shall be designated on the site and posted with signage prior to 
occupancy.  Vehicle circulation shall meet turning radius requirements set by the Fire 
Department. 



   (c)   Barrier Free Parking in Parking Lots.  Within each parking lot, signed and marked barrier 
free spaces shall be provided at a convenient location, in accordance with the Barrier Free 
Parking Space Requirements of the Ohio Department of Transportation. Barrier free spaces shall 
be located as close as possible to building entrances.  

   (a)   Uses Requiring Loading Area. On the same premises with every building, structure or part 
thereof, erected and occupied for manufacturing, storage, warehouse, retails sales, consumer 
services or other uses similarly involving the receipt or distribution of vehicles, materials or 
merchandise, there shall be provided and maintained on the lot adequate space for standing, 
loading and unloading services in order to avoid undue interference with public use of the streets, 
alleys and parking spaces. This provision shall not apply to uses in the B-1 District. 

   (b)   Loading Area Requirements. Loading and unloading spaces shall be paved and, unless 
otherwise adequately provided for, shall be ten feet by 50 feet, with 15-foot height clearance, 
according to the following schedule: 

1,401—20,000  sq. ft. 1 space 
   
  (c)   Orientation of Overhead Doors.  Overhead doors for truck loading areas shall not face a 
public right-of-way and shall be screened to not be visible from a public street or an adjacent 
residential district. 

The site plan shows a proposed monument sign for the new fire station at the southwest corner of 
Xenia Avenue and East Herman Street, and a wall sign on the building facing Xenia Avenue.  
This will require an application for a sign permit and will be processed separately through the 
zoning office at a future time. 



   (a)   Greenbelts Required. Greenbelts and landscaping shall be required in the following 
situations, except for parking areas within the B-1, Central Business District. 

      (1)   Along the street frontage, between the right-of-way line and the parking lot of any 
parking lot containing four or more spaces; 

      (2)   Within any required parking setback area; and 

      (3)   Within the interior of any parking lot containing ten spaces or more. 

   (b)   Greenbelt Standards for Front Setbacks.  Greenbelts shall meet the requirements of this 
chapter. 

(1) At a minimum, a required greenbelt shall contain one canopy tree, plus two additional 
canopy or understory trees for each 50 feet of road frontage. 

   (c)   Parking Lot Landscaping.  Where landscaping is required within parking lots, it shall meet 
the following requirements: 

      (1)   One tree for every ten parking spaces shall be planted within the parking lot. Trees shall 
be canopy species.  While drought tolerant native species are preferred, other species may be 
planted within parking areas if approved by the Zoning Administrator or Planning Commission, 
as applicable. 

Staff recommends the Planning Commission review the information provided and any additional 
information available at the meeting, and consider: 

 The expansion is in conformance with goals of the Village’s 2010 Comprehensive Plan 
and the Vision: Yellow Springs and Miami Township visioning plan. 



 The expansion will not be detrimental to the health, safety and welfare of the village’s 
residents. 

 The expansion is adequately served by essential public facilities. 
 The expansion is compatible with the surrounding character of the general vicinity. 
 The expansion will not impede the normal and orderly development and improvement of 

the surrounding property for uses permitted in the district. 
 The expansion will not block sight lines. 
 The proposal as presented complies with most of the requirements of the Village’s 

Zoning Code. 

Utilities staff have reviewed the utility plans and have approved the site plan drawings. 

Staff recommends  of the conditional use and site plan review for the new Miami 
Township fire station and Miami Township offices, allowing for the overhead doors facing 
Xenia Avenue, and with the following conditions, 1) an approved storm water management plan 
by the Village’s engineer, 2) a replat of the property reducing the 11 lots to one, and 3) a BZA 
hearing for a variance to the driveway width.   

If you have any questions or if I can be of assistance please feel free to contact me at (937) 767-
1702 or email at dswinger@vil.yellowsprings.oh.us.



6305 Centre Park Drive
West Chester, OH 45069
phone 513.779.7851
fax 513.779.7852
www.kleingers.com
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   File.... H:\2017\170346\Design\Storm Drainage\170346POND000.ppw

   Name.... POND 10

   Type.... Vol: Elev-Area                                        Page 1.01

    Elevation   Planimeter   Area   A1+A2+sqr(A1*A2)  Volume    Volume Sum
       (ft)      (sq.in)     (acres)     (acres)     (ac-ft)     (ac-ft)
   ------------------------------------------------------------------------
     1024.00      -----      .0085       .0000         .000        .000
     1025.00      -----      .0345       .0600         .020        .020
     1026.00      -----      .0702       .1539         .051        .071

                              POND VOLUME EQUATIONS

     * Incremental volume computed by the Conic Method for Reservoir Volumes.

       Volume = (1/3) * (EL2-EL1) * (Area1 + Area2 + sq.rt.(Area1*Area2))

       where: EL1, EL2     = Lower and upper elevations of the increment
               Area1,Area2  = Areas computed for EL1, EL2, respectively
               Volume       = Incremental volume between EL1 and EL2

   S/N:

   Bentley PondPack (10.01.04.00) 10:00 AM 11/9/2017

Bentley Systems, Inc.



November 13, 2017 

Denise Swinger, Zoning Administrator  

    Dayton-Yellow Springs Road and East Enon Road 

   Planned Unit Development (PUD) 

  Village of Yellow Springs 

:   Village of Yellow Springs 

A review of the Final Plan Phase One Replat for the CBE/Commerce 
Park to re-dedicate rights of way and parcels.  This re-dedication will provide the necessary rights-
of-way for future streets and utilities construction. 

The Village of Yellow Springs Zoning Code requirements for replats are detailed below.  Because 
this change effects the configuration of the rights-of-way, the Zoning Administrator has requested 
formal action by the Planning Commission. 

   Approval of a replat by the Zoning Administrator, without formal action by the Commission 
and Council, may be granted if a submitted record plan meets all of the following conditions: 

   (a)   The proposed replat is not contrary to applicable subdivision and zoning regulations, 
including, but not limited to, the runoff control/sediment abatement regulations. 

   (b)   The same number of lots as in the original plat, or less, are created. 

   (c)   Upon approval, the replat shall be submitted by the applicant to the Greene County 
Recorder for incorporation into the Official Tax Map records within 90 days. 

   (d)   The applicant will be held responsible for any negative impact on surrounding lots which 
becomes apparent within one year from the date of recordation of the plat. 

 The following notice was published in the Yellow Springs News on 
November 2, 2017:  



The property is located on Dayton-Yellow Springs Road and East Enon Road just west and north 
of Antioch University Midwest.  It currently consists of three parcels; Lot 1 containing 19.47 acres, 
Lot 2 containing 8.214 acres and Lot 3 containing 1.064 acres. Rights-of-way were dedicated for 
proposed connections to Dayton-Yellow Springs Road, to East Enon Road, and for a connection 
to the existing parking lot located on the Antioch University Midwest site.  This plat was dedicated 
in 2014 following both a preliminary plat and final plat review.  The site is currently undeveloped 
and used for farming purposes.    

The application of the Final Plan Phase One Replat is for the purpose of re-dedicating rights-of-
way to the Village of Yellow Springs.  As a result of the dedication of these rights-of-way, the 
35.227 acre tract known as the Center for Business & Education as conveyed to the Village of 
Yellow Springs, Ohio by Official Record Deed Volume 3770, Page 803 of the Greene County 
Recorder’s records will result in the same number of lots as in the original plat.  The replat acreage 
of 35.227 acres will create three parcels: Lot 1 – 12.255 acres will be the location of Cresco Labs.   
Lot 2 – 17.159 acres, and Lot 3 - 3.737 acres of which 1.050 acres is non-buildable. This portion 
of Lot 3 lies just north of the Dayton-Yellow Springs Road right-of-way and is reserved for storm 
water detention/retention purposes.  Rights-of-way for streets and utilities total 2.076 acres and is 
noted on Lot 2.  This acreage will remain Village owned property as permanent right-of-way 
forever. 

Following the CBE specific guidelines in the Zoning Code, the intent of the Village of Yellow 
Springs is to later submit a Final Plan Phase Two to further subdivide Lot 2 and Lot 3 into smaller 
lots which will be developed for industrial, educational or business purposes as restricted by the 

 and to 
provide for any extension of streets and utilities infrastructure.  This final plan may require 
easements outside of the proposed rights-of-way on future lots to allow for maintenance of some 
of the public infrastructure.   
The infrastructure consists of the construction of a new street approximately 650 feet in length and 
new water, sanitary sewer and storm piping to serve the 35.227 site for new development.  There 
is a ten (10) foot easement as required in Chapter 1226.06 Design Standards, along the side and 
rear lot lines.  The width of the right-of-way dedication shown varies but maintains a minimum 
sixty (60) feet width in its entirety.  The asphalt pavement width is a consistent twenty-four (24) 
feet wide and with the curbs and gutters the width measures twenty-nine (29) feet from the back 
edge of the curb to the back edge of the curb.  A twenty (20) foot easement runs along the street. 

According to the Codified Ordinances of The Village of Yellow Springs, public improvements 
relating to streets [Section 1226.08(a)] and minimum requirements for materials and installation 
procedures [Section 1226.08(c)] must be in compliance with the Greene County Engineer 
standards.  The width of the right-of-way and the pavement width are both consistent with the 
county standards for a local street and/or a collector street.   
The Village of Yellow Springs has completed the infrastructure of public water, sanitary and storm 
sewers from the intersection of Dayton-Yellow Springs and East Enon Roads, west on the north 
side of Dayton-Yellow Springs Road one thousand (1,000) feet to the proposed entrance to the 
CBE. 
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  CBE/Commerce Park – Dayton Yellow Springs and East Enon Roads 

  PUD Planned Unit Development – I-1 (Mixed Industrial District) 

Cresco Labs – Charlie Bachtell, Co-Founder 

:  Village of Yellow Springs   

Request for a conditional use permit, per Yellow Springs Zoning 
Ordinance Chapter 1254 PUD – Table 1254.03 Minimum Zoning Requirements for I-1 Industry, 
Chapter 1252 Industrial Districts, Table 1252.02 Schedule of Uses: Industrial Districts, Table 
1258.01 Schedule of Uses by District, Chapter 1262 Conditional Use Requirements, and a site plan 
review per Yellow Springs Zoning Ordinance Chapter 1268 Site Plan Review, for the purpose of 
establishing and constructing a medical marijuana cultivation and processing plant.   

F19000100200000300; F19000100200000600 

The property identified as Lot #1 measures 12.255 acres.  It is located at the northern edge of the 
property and extends from the western to the eastern property line.  It measures a total acreage of 
35.227 and is owned by the Village of Yellow Springs. The property most recently was used for 
farming.  Lot #1 is an irregular parcel size ).   

The Zoning Code requires the Planning Commission approve all conditional uses, and consider 
the operational characteristics of the proposed use.  Because the building is over 5,000 square 
feet, the Planning Commission is also required to review the site plan.

The applicant is requesting a conditional use permit and a site plan review to allow for the 
construction of a medical marijuana cultivation and processing plant.  The CBE/Commerce Park 
is a PUD (Planned Unit Development) and is zoned as I-1, Mixed Industrial District.  The medical 
marijuana cultivation and processing plant is a conditional use under the categories of 
greenhouse/nursery and medical and dental laboratories.  The other aspects of Cresco Labs 



operations are permitted under the use of “manufacturing, compounding, processing, packaging, 
treating or assembly from previously prepared materials,” and “research, development and testing 
laboratories.”  The zoning code has no  that the Planning Commission must 
review for the two conditionally permitted uses.  The first phase of the cultivation and processing 
plant proposed is 49,740 sq. ft. and is two buildings, a 26,445 sq. ft. Processing Head House, one-
story, slab-on-grade structure, and a 23,294 sq. ft. Grow-Building, one-story steel building with 
glass roof.  

"I-1," Mixed Industrial District.  The I-1 District is intended to provide dedicated locations 
within the community for office, research, knowledge-based industry, services, light 
manufacturing and related uses that offer employment opportunities and create economic vitality 
for the Village and its residents. 

Greenhouse/nursery (not including retail sales) C

Medical and dental laboratories C

Manufacturing, compounding, processing, packaging, treating or assembly from 
previously prepared materials P 

Research, development and testing laboratories P 



   (a)   All lots and buildings shall meet the minimum area and width requirements of Table 
1252.03. New lots shall not be created, except in conformance with these requirements. 

1

1   Public water and sanitary sewer are required for all property in this district.
  

   (b)   All structures and their placement on a lot shall conform to the minimum dimensional 
requirements listed in Table 1252.03a. 

  

2

3

2   Average established setback shall apply, where applicable, in accordance with 
Section 1260.02(a). 

  

The building height measures 26 feet, 6 inches and is well below the maximum building height 
of 40 feet.  The front yard setback measures 51 feet, 4 inches, the rear yard setback measures 34 
feet, the western side yard measures approximately 897 feet and the eastern side yard setback 
measures approximately 34 feet at its closest point.  

Lot #1 is 12.255 acres or 533,828 square feet.  The proposed buildings measure 49,740 square 
feet.  Seventy percent of the total square footage of the lot equals 373,679.  The proposed 
building is well below the 70 percent lot coverage requirement, with 323,940 sq. ft. of available 
acreage to build on.  Parking lots are not included in the lot coverage requirement.



      (b)   Minimum Lot Size and Zoning Requirements.  Lot area, width, setbacks, height, lot 
coverage, minimum floor area, parking, landscaping, lighting and other requirements for the 
district applicable to the proposed use, as provided in Table 1254.03, shall be applicable for all 
such uses within a PUD, unless modified in accordance with Section 1254.03(d). In the case of a 
mix of uses, the zoning requirements applicable to each use category shall apply to that use. 

Single-family R-B 

Two-family R-B 

Townhome R-B 

Multiple-family R-C 

Retail, office, service business B-2 

Industry I-1 

Institutional E-I 

 (d)   Modification of Minimum Requirements.  District regulations applicable to a land use in the 
PUD may be altered from the requirements specified in Table 1254.03, including but not limited 
to, modification from the lot area and width, building setbacks, height, lot coverage, signs and 
parking. The applicant for a PUD shall identify, in writing, all intended deviations from the zoning 
requirements. Modifications may be approved by the Village Council during the preliminary 
development plan review stage, after Planning Commission recommendation.  These adjustments 
may be permitted only if they will result in a higher quality and more sustainable development 
consistent with the purposes of PUD expressed in Section 1254.01. The modifications shall also 
satisfy at least four of the following criteria: 

      (1)   Preserve the best natural features of the site; 



      (2)   Create, improve or maintain open space for the residents, employees and visitors beyond 
the minimum required by subsection (f) of this section; 

      (3)   Commit that at least ten percent of all dwelling units in the PUD will be "permanently" 
affordable units or 20% affordable units, or commit to a payment in lieu of constructing such units, 
as agreed to with the Village Council; 

      (4)   Provide a mix of residential types such as single family, townhome and/or multiple family; 

      (5)   Employ low impact design and/or other best practices to manage storm water and reduce 
the off-site impacts of runoff; 

      (6)   Employ practices in site layout, building construction and materials that will result in a 
measurable reduction in energy consumption; 

      (7)   Introduce new development concepts, such as co-housing: and/or 

      (8)   Include a mix of residential and nonresidential uses. 



Control of Heat, Glare, Fumes, Noise, Odor, Dust and Vibration.  Every use shall be conducted 
and operated in a way that does not create a nuisance and is not dangerous by reason of heat, 
glare, fumes, odor, dust, noise or vibration beyond the lot on which it is located. 

Residential and 
Agricultural 

65 7:00 a.m. - 10:00 p.m.
45 10:00 p.m. - 7:00 a.m. 65 (all times) 75 (all times) 

Business and 
Educational 

65 daytime 
45 nighttime 65 (all times) 75 (all times) 

Light Industrial 65 daytime 
45 nighttime 65 (all times) 75 (all times) 

Lighting.  All light fixtures shall be direct cut-off fixtures, designed to prevent light spill or 
trespass beyond the boundaries of the property where the fixture is located. 

 Storm Water. When land is developed or redeveloped and/or the surface characteristics of the 
property change (increased impervious surfaces, site grading, etc.), these activities shall not 
result in additional storm water runoff flowing to adjacent properties. 

  



  

Industrial establishments, including manufacturing, 
research and testing laboratories, creameries, bottling 
works, printing, plumbing or electrical work-shops 

1 for every 1.5 employees or 
550 sq. ft. of gross floor area, 
whichever is greater. 

  

.  The Planning Commission may 
reduce the parking space requirements of this chapter for any use, based upon a finding that other 
forms of travel are available and likely to be used and, in particular, the site design will 
incorporate both bicycle parking facilities and pedestrian connections.  In addition, one or more 
of the following conditions shall also be met: 

      (1)   Shared parking by multiple uses where there will be a high proportion of multi-purpose 
visits or where uses have peak parking demands during differing times of the day or days of the 
week and meeting the following requirements: 

         A.   Pedestrian connections shall be maintained between the uses. 

         B.   For separate lots, shared parking areas shall be adjacent to each other, with pedestrian 
and vehicular connections maintained between the lots. 

         C.   Unless the multiple uses all are within a unified business center, office park or 
industrial park all under the same ownership, shared parking agreements shall be filed with the 
Clerk of Council after approval by the Planning Commission. 

      (2)   Convenient municipal off-street parking or on-street spaces are located adjacent to the 
subject property. 



      (3)   Expectation of walk-in trade is reasonable due to sidewalk connections to adjacent 
residential neighborhoods or employment centers. To allow for a parking space reduction, the 
site design shall incorporate pedestrian connections to the site and on-site pedestrian circulation, 
providing safe and convenient access to the building entrance. 

      (4)   Where the applicant has provided a parking study, conducted by a qualified traffic 
engineer, demonstrating that another standard would be more appropriate based on actual 
number of employees, expected level of customer traffic, or actual counts at a similar 
establishment. 

      (5)   The Planning Commission may require a parking study to document that any one or 
more of the criteria in subsections (d)(1) through (4) above would be met. 

Additionally, excerpted from the Planned Unit Development (PUD) purpose is “

75° to 
90° 9 18 24 42 60 



A. Ingress and egress driveways shall be located no closer than 50 feet to the intersecting 
right-of-way of two streets and no closer than three feet to any adjoining property 
line.   

B.   Driveways shall not exceed 30 feet in width, as measured at the right-of-way line

C.   A maximum of one driveway shall be permitted per street frontage; provided a second 
driveway may be allowed where the frontage exceeds 200 feet. 

D.   No driveway shall be closer than 75 feet to another driveway on the same or abutting 
property. 

E.   Driveways shall be perpendicular or no more than 30 degrees from perpendicular to 
the curb. 

F.   Driveways shall not be located closer than 25 feet to any property line, unless 
approved as a shared driveway for two or more properties. 

G.   All driveways shall be constructed in accordance with the Village engineering 
standards. 

      (6)   Curbing. A six-inch concrete curb, or alternative as determined by the Planning 
Commission, shall be provided around all sides of any parking lot of five or more spaces to 
protect landscaped areas, sidewalks, buildings, or adjacent property from vehicles that might 
otherwise extend beyond the edge of the parking lot. Curb openings are allowed for storm water 
drainage, as recommended by the Village Engineer. Plantings shall be set back two feet from 
curbs to allow for bumper overhang.



      (7)   Landscaping. Off-street parking areas shall be landscaped and/or buffered, in 
accordance with the requirements of Chapter 1270. 

      (8)   Lighting. Light fixtures used to illuminate off-street parking areas shall be arranged to 
deflect the light away from adjoining properties and adjacent streets. Lighting fixtures in parking 
areas adjacent to any residentially zoned or used property shall not exceed 20 feet in height. 
Fixtures in all other parking areas shall not exceed 35 feet in height. Light fixtures shall be 
designed to achieve 90 degree luminary cutoff. 

      (9)   Fire lanes. Fire lanes shall be designated on the site and posted with signage prior to 
occupancy.  Vehicle circulation shall meet turning radius requirements set by the Fire 
Department. 

   (c)   Barrier Free Parking in Parking Lots.  Within each parking lot, signed and marked barrier 
free spaces shall be provided at a convenient location, in accordance with the Barrier Free 
Parking Space Requirements of the Ohio Department of Transportation. Barrier free spaces shall 
be located as close as possible to building entrances.  

   (a)   Uses Requiring Loading Area. On the same premises with every building, structure or part 
thereof, erected and occupied for manufacturing, storage, warehouse, retails sales, consumer 
services or other uses similarly involving the receipt or distribution of vehicles, materials or 
merchandise, there shall be provided and maintained on the lot adequate space for standing, 
loading and unloading services in order to avoid undue interference with public use of the streets, 
alleys and parking spaces. This provision shall not apply to uses in the B-1 District. 

   (b)   Loading Area Requirements. Loading and unloading spaces shall be paved and, unless 
otherwise adequately provided for, shall be ten feet by 50 feet, with 15-foot height clearance, 
according to the following schedule: 

20,001—100,000 sq. ft. 1 space plus 1 space for each 40,000 sq. ft. in excess of 20,000 sq. ft.
   



(c)   Orientation of Overhead Doors.  Overhead doors for truck loading areas shall not face a 
public right-of-way and shall be screened to not be visible from a public street or an adjacent 
residential district. 

   (a)   Greenbelts Required. Greenbelts and landscaping shall be required in the following 
situations, except for parking areas within the B-1, Central Business District. 

      (1)   Along the street frontage, between the right-of-way line and the parking lot of any 
parking lot containing four or more spaces; 

      (2)   Within any required parking setback area; and 

      (3)   Within the interior of any parking lot containing ten spaces or more. 

   (b)   Greenbelt Standards for Front Setbacks.  Greenbelts shall meet the requirements of this 
chapter. 

(1) At a minimum, a required greenbelt shall contain one canopy tree, plus two additional 
canopy or understory trees for each 50 feet of road frontage. 

   (c)   Parking Lot Landscaping.  Where landscaping is required within parking lots, it shall meet 
the following requirements: 

One tree for every ten parking spaces shall be planted within the parking lot. Trees shall 
be canopy species.  While drought tolerant native species are preferred, other species 
may be planted within parking areas if approved by the Zoning Administrator or 
Planning Commission, as applicable. 



Staff recommends the Planning Commission review the information provided and any additional 
information available at the meeting, and consider: 

 The expansion is in conformance with goals of the Village’s 2010 Comprehensive Plan 
and the Vision: Yellow Springs and Miami Township visioning plan. 

 The expansion will not be detrimental to the health, safety and welfare of the village’s 
residents. 

 The expansion is adequately served by essential public facilities. 
 The expansion is compatible with the surrounding character of the general vicinity. 
 The expansion will not impede the normal and orderly development and improvement of 

the surrounding property for uses permitted in the district. 
 The expansion will not block sight lines. 
 The proposal as presented complies with most of the requirements of the Village’s 

Zoning Code. 

Staff recommends  of the conditional use and site plan review, allowing for an 
exemption to the front yard parking and loading area and the number of parking spaces, and with 
the following conditions, 1) a legal description of the property, 2) a revised storm water 
management plan approved by the Village’s engineer, 3) a revised landscaping plan showing the 
additional tree plantings, and 4) a plan for implementing the recommendations of the 
Architectural Review Committee.   

If you have any questions or if I can be of assistance please feel free to contact me at (937) 767-
1702 or email at dswinger@vil.yellowsprings.oh.us.
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nd
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ns
 of

 A
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 D
oc

um
en

t A
20

1 s
ha

ll g
ov

er
n, 

un
les

s n
ote

d o
the

rw
ise

.
2. 

Al
l w

or
k s

ha
ll c

om
ply

 w
ith

 ap
pli

ca
ble

 F
ed

er
al,

 S
tat

e, 
Co

un
ty 

an
d T

ow
n l

aw
s a

nd
 m

un
ici

pa
l 

or
din

an
ce

s i
nc

lud
ing

 (b
ut 

no
t li

mi
ted

 to
) t

he
 V

illa
ge

 of
 Y

ell
ow

 S
pr

ing
s, 

OH
 an

d t
he

 re
gu

lat
ion

s 
of 

the
 N

ati
on

al 
Bo

ar
d o

f F
ire

 U
nd

er
wr

ite
rs.

 A
ll w

or
k s

ha
ll a

lso
 co

mp
ly 

wi
th 

the
 re

qu
ire

me
nts

 of
 

the
 A

me
ric

an
 W

ith
 D

isa
bil

itie
s A

ct 
Ac

ce
ss

ibi
lity

 G
uid

eli
ne

s.
3. 

Al
l re

fer
en

ce
s t

o c
od

es
, s

pe
cif

ica
tio

ns
 an

d s
tan

da
rd

s r
efe

rre
d t

o i
n t

he
 sp

ec
ific

ati
on

s a
nd

 on
 

the
 dr

aw
ing

s s
ha

ll m
ea

n t
he

 la
tes

t e
dit

ion
, a

me
nd

me
nt 

or
 re

vis
ion

 of
 su

ch
 re

fer
en

ce
 st

an
da

rd
 

in 
eff

ec
t a

s o
f t

he
 da

te 
of 

the
 co

ntr
ac

t d
oc

um
en

ts.
4. 

Al
l d

oo
rs 

us
ed

 in
 co

nn
ec

tio
n w

ith
 ex

its
 sh

all
 be

 so
 ar

ra
ng

ed
 as

 to
 be

 re
ad

ily
 op

en
ed

 w
ith

ou
t 

the
 us

e o
f a

 ke
y f

ro
m 

the
 si

de
 fr

om
 w

hic
h e

gr
es

s i
s m

ad
e.

5. 
Th

e C
on

tra
cto

r a
nd

 S
ub

co
ntr

ac
tor

s s
ha

ll v
isi

t t
he

 si
te 

an
d b

ec
om

e f
am

ilia
r w

ith
 th

e e
xis

tin
g 

co
nd

itio
ns

 an
d t

he
 ex

ten
t o

f t
he

 w
or

k b
efo

re
 su

bm
itti

ng
 a 

pr
op

os
al.

 A
ll p

ote
nti

al 
co

nfl
ict

s s
ha

ll 
be

 re
po

rte
d t

o t
he

 A
rch

ite
ct.

 C
or

re
cti

on
 of

 th
e c

on
flic

ts 
is 

to 
be

 in
clu

de
d i

n t
he

 w
or

k a
nd

 th
e 

pr
op

os
al.

6. 
Fa

ilu
re

 to
 ex

am
ine

 th
e s

ite
 an

d d
ete

rm
ine

 ex
ist

ing
 co

nd
itio

ns
 or

 na
tur

e o
f n

ew
 co

ns
tru

cti
on

, o
r 

na
tur

e a
nd

 ex
ten

t o
f w

or
k t

o b
e p

er
for

me
d b

y o
the

r t
ra

de
s, 

wi
ll n

ot 
be

 co
ns

ide
re

d a
 ba

sis
 fo

r 
gr

an
tin

g o
f a

dd
itio

na
l c

om
pe

ns
ati

on
.

7. 
In 

ca
se

 of
 co

nfl
ict

 be
tw

ee
n d

ra
wi

ng
s a

nd
 sp

ec
ific

ati
on

s o
r w

ith
in 

eit
he

r d
oc

um
en

t, 
the

 be
tte

r 
qu

ali
ty 

or
 gr

ea
ter

 qu
an

tity
 of

 w
or

k s
ha

ll b
e p

ro
vid

ed
.

8. 
Th

e C
on

tra
cto

r a
nd

 S
ub

co
ntr

ac
tor

s s
ha

ll v
er

ify
 al

l d
im

en
sio

ns
 an

d c
on

dit
ion

s s
ho

wn
 on

 th
e 

dr
aw

ing
s a

t t
he

 si
te,

 an
d s

ha
ll n

oti
fy 

the
 A

rch
ite

ct 
of 

an
y d

isc
re

pa
nc

ies
, o

mi
ss

ion
s a

nd
/or

 
co

nfl
ict

s b
efo

re
 pr

oc
ee

din
g w

ith
 th

e w
or

k.
9. 

Do
 no

t s
ca

le 
the

 dr
aw

ing
s; 

dim
en

sio
ns

 sh
all

 go
ve

rn
. L

ar
ge

 sc
ale

 de
tai

ls 
sh

all
 go

ve
rn

 ov
er

 
sm

all
 sc

ale
. T

he
 C

on
tra

cto
r a

nd
 S

ub
co

ntr
ac

tor
s s

ha
ll f

iel
d v

er
ify

 al
l d

im
en

sio
ns

 an
d e

xis
tin

g 
co

nd
itio

ns
.
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. 

Th
e G

en
er

al 
Co

ntr
ac

tor
 sh

all
 co

or
din

ate
 th

e d
eli

ve
ry 

an
d p

ro
pe

r s
tor

ag
e o

f b
uil

din
g m

ate
ria

ls 
an

d e
qu

ipm
en

t o
n t

he
 si

te 
to 

av
oid

 ov
er

loa
din

g o
f e

xis
tin

g f
loo

r  
or

 im
pe

din
g t

he
 co

mp
let

ion
 of

 
the

 th
e w

or
k. 

Ma
ter

ial
s a

nd
 eq

uip
me

nt 
ar

e t
o b

e p
ro

pe
rly

 di
sp

er
se

d o
ve

r t
he

 ex
ist

ing
 an

d/o
r 

ne
w 

be
am

s b
etw

ee
n e

xis
tin

g a
nd

/or
 ne

w 
co

lum
ns

.
11

. 
W

he
re

 ne
w 

wo
rk 

ad
joi

ns
 ex

ist
ing

, s
uc

h n
ew

 w
or

k s
ha

ll b
e p

ro
pe

rly
 in

teg
ra

ted
 w

ith
 th

e e
xis

tin
g 

to 
ins

ur
e u

nif
or

m 
ap

pe
ar

an
ce

. A
ny

 ne
w 

wo
rk 

re
qu

ire
d i

n e
xis

tin
g w

or
k s

ha
ll b

e p
atc

he
d a

nd
 

fin
ish

ed
 as

 re
qu

ire
d t

o m
atc

h t
he

 ne
w 

wo
rk.

 T
he

 C
on

tra
cto

r s
ha

ll d
o a

ll n
ec

es
sa

ry 
cu

ttin
g, 

fitt
ing

, a
nd

 pa
tch

ing
. H

e/S
he

 sh
all

 fu
rn

ish
 al

l n
ec

es
sa

ry 
lab

or
 an

d m
ate

ria
ls 

for
 th

is 
wo

rk,
 

wh
eth

er
 or

 no
t s

ho
wn

 an
d/o

r s
pe

cif
ied

.
12

. 
Al

l n
ew

 w
all

s s
ha

ll a
lig

n a
nd

 be
 le

ve
l w

ith
 ex

ist
ing

 ad
jac

en
t w

all
s a

nd
 co

nd
itio

ns
 un

les
s n

ote
d 

oth
er

wi
se

.
13

. 
Al

l p
ar

titi
on

 pe
ne

tra
tio

ns
 sh

all
 be

 se
ale

d t
o p

ro
vid

e t
he

 fir
e r

es
ist

an
ce

 re
qu

ire
d a

s n
ote

d o
n t

he
 

dr
aw

ing
s o

r a
s r

eq
uir

ed
 by

 th
e a

pp
lic

ab
le 

fed
er

al,
 st

ate
 an

d l
oc

al 
co

de
s.
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. 

Om
it m

an
ufa

ctu
re

r's
 na

me
s, 

lab
els

 an
d d

es
ign

ati
on

s f
ro

m 
ex

po
se

d f
ac

es
 on

 al
l a

cc
es

so
rie

s, 
gla

ss
, e

tc.
15

. 
Th

e C
on

tra
cto

r s
ha

ll k
ee

p a
cc

ur
ate

 re
co

rd
s o

f a
ll c

on
ce

ale
dw

or
k t

ha
t d

iffe
rs 

fro
m 

co
ntr

ac
t 

dr
aw

ing
s s

o t
ha

t a
cc

ur
ate

 re
co

rd
 dr

aw
ing

s c
an

 be
 ke

pt.
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. 
Pr

ov
ide

 re
co

rd
 dr

aw
ing

s a
nd

 pi
ctu

re
s f

ur
nis

he
d b

y G
en

er
al 

Co
ntr

ac
tor

 fo
r d

ist
rib

uti
on

 to
 

Ar
ch

ite
ct 

an
d O

wn
er

.
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. 
Al

l w
or

k s
ha

ll b
e w

ar
ra

nte
d f

or
 a 

pe
rio

d o
f o

ne
 ye

ar
 fr

om
 th

e d
ate

 of
 su

bs
tan

tia
l c

om
ple

tio
n o

r 
iss

ua
nc

e o
f C

er
tifi

ca
te 

of 
Oc

cu
pa

nc
y a

s o
utl

ine
d b

y t
he

 G
en

er
al 

Co
ntr

ac
tor

.
18

. 
Th

e C
on

tra
cto

r s
ha

ll s
ub

mi
t a

ll M
EP

 an
d s

tru
ctu

ra
l s

ho
p d

ra
wi

ng
s t

o t
he

 A
rch

ite
ct 

for
 

dis
trib

uti
on

 to
 th

e M
EP

 an
d s

tru
ctu

ra
l e

ng
ine

er
s. 

Th
e A

rch
ite

ct 
wi

ll r
ev

iew
 th

e s
ho

p d
ra

wi
ng

s 
on

ly 
wi

th 
re

ga
rd

 to
 ge

ne
ra

l c
om

pli
an

ce
 an

d d
es

ign
 in

ten
t w

ith
 th

e i
nfo

rm
ati

on
 gi

ve
n i

n t
he

 
co

ntr
ac

t d
oc

um
en

ts.
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. 
Pr

ov
ide

 sh
op

 dr
aw

ing
s, 

ca
tal

og
 cu

ts,
 sa

mp
les

 an
d d

ata
 fo

r a
ll n

ec
es

sa
ry 

wo
rk 

as
 re

qu
ire

d f
or

 
Ar

ch
ite

ct'
s r

ev
iew

 pr
ior

 to
 co

mm
en

ce
me

nt 
of 

wo
rk.

20
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Al
l w

or
k s

ha
ll b

e o
f t

he
 hi

gh
es

t q
ua

lity
 fo

llo
wi

ng
 th

e c
on

tra
ct 

do
cu

me
nts

, m
an

ufa
ctu

re
r's

 
sp

ec
ific

ati
on

s a
nd

 re
co

mm
en

da
tio

ns
, a

nd
 th

e b
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t a
cc

ep
ted

 tr
ad

e p
ra

cti
ce

s a
nd

 st
an

da
rd

s.
21

. 
Dr

aw
ing

s a
re

 to
 be

 is
su

ed
 to

 th
e s

ub
co

ntr
ac

tor
s i

n c
om

ple
te 

se
ts 

so
 th

ey
 w

ill 
kn

ow
 al

l th
e 

ar
ch

ite
ctu

ra
l a

nd
 en

gin
ee

rin
g d

eta
ils

 af
fec

tin
g t

he
ir w

or
k.

22
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Th
e C

on
tra

cto
r s

ha
ll m

ak
e a

rra
ng

em
en

ts 
wi

th 
the

 O
wn

er
 or

 O
wn

er
's 

Re
p. 

to 
tou

r t
he

 ex
ist

ing
 

bu
ild

ing
 an

d s
ite

 to
 fa

mi
lia

riz
e t

he
ms

elv
es

 w
ith

  t
he

 sc
op

e o
f t

he
 ex

ist
ing

 co
nd

itio
ns

 an
d t

he
 

po
lic

ies
 an

d p
ro

ce
du

re
s t

o b
e f

oll
ow

ed
 by

 co
ntr

ac
tor

s p
er

for
mi

ng
 w

or
k i

n t
he

 bu
ild

ing
 an

d o
n 

the
 si

te.
23

. 
Th

e O
wn

er
 an

d S
ub

co
ntr

ac
tor

s s
ha

ll i
n e

ffe
ct 

be
 in

 ch
ar

ge
 of

 al
l w

or
k a

nd
 pe

rm
its

 as
so

cia
ted

 
wi

th 
the

 co
ntr

ac
t. 

Th
e O

wn
er

 an
d S

ub
co

ntr
ac

tor
s s

ha
ll a

pp
ly,

 se
cu

re
 an

d p
ay

 fo
r a

ll 
ne

ce
ss

ar
y p

er
mi

ts 
an

d i
ns

pe
cti

on
s.
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Th
e C

on
tra

cto
r s

ha
ll m

ak
e p

ro
vis

ion
s f

or
 pr

ote
cti

ng
 al

l e
xis

tin
g a

nd
 ne

w 
wo

rk 
du

rin
g 

de
mo

liti
on

 an
d c

on
str

uc
tio

n.
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Al

l c
on

tra
cto

rs 
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all
 be

 re
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on
sib

le 
for

 su
pp

lyi
ng

 th
e g

en
er

al 
co

ntr
ac

tor
 w

ith
 ite

ms
 re

qu
ire

d f
or

 
pe

rm
it f

or
 th

eir
 po

rtio
ns

 of
 w

or
k; 

ele
ctr

ica
l p

er
mi

t a
pp

lic
ati

on
 &

 lo
ad

 ca
lcu

lat
ion

s, 
ris

er
 

dia
gr

am
s, 

re
frig

er
ati

on
 pe

rm
it a

pp
lic

ati
on

, w
re

ck
ing

 pe
rm

it a
pp

lic
ati

on
, le

tte
rs 

of 
wo

rk 
int

en
t, 

ins
ur

an
ce

 ce
rtif

ica
tes

, li
ce

ns
e N

o. 
& 

inf
or

ma
tio

n, 
etc

.
26

.
Al

l c
on

tra
cto

rs 
sh

all
 w
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ra

nt 
to 

the
 ow

ne
r t

ha
t a

ll m
ate

ria
ls 

an
d e

qu
ipm

en
t f

ur
nis

he
d u

nd
er

 
the

ir c
on

tro
l s

ha
ll b

e n
ew

, u
nle

ss
 no

ted
 ot

he
rw

ise
 an

d t
ha

t a
ll w

or
k &

 w
or

k-m
an

sh
ip 

wi
ll b

e o
f 

go
od

 qu
ali

ty 
an

d f
re

e f
ro

m 
fau

lts
 &

 de
fec

ts.
 A

ll w
or

k &
 m

ate
ria

ls 
sh

all
 be

 gu
ar

an
tee

d f
or

 a 
mi

nim
um

 of
 on

e y
ea

r f
ro

m 
the

 da
te 

of 
fin

al 
co

mp
let

ion
 an

d a
cc

ep
tan

ce
 of

 th
e o

wn
er

.
27

.
Al

l m
an

ufa
ctu

re
d e

qu
ipm

en
t &

 m
ate

ria
ls 

an
d s

ha
ll b

e i
ns

tal
led

 in
 st

ric
t a

cc
or

da
nc

e w
ith

 th
e 

ma
nu

fac
tur

er
's 

pr
int

ed
 in

str
uc

tio
ns

 an
d r

ec
om

me
nd

ati
on

s.
28

.
Al

l c
on

tra
cto

rs 
sh

all
 su

bm
it p

ro
du

ct 
da

ta,
 sh

op
 dr

aw
ing

s, 
sa

mp
les

 an
d a

ll o
the

r m
isc

ell
an

eo
us

 
su

bm
itta

ls 
as

 re
qu

ire
d f

or
 sp

ec
ific

 ite
ms

 of
 w

or
k a

s i
de

nti
fie

d w
ith

in 
the

se
 dr

aw
ing

s. 
Su

bm
it a

ll 
su

bm
itta

ls 
to 

pr
ov

ide
 su

ffic
ien

t le
ad

 tim
e a

nd
 to

 av
oid

 de
lay

s i
n w

or
k. 

Pr
ov

ide
 A

rch
ite

ct 
& 

Ow
ne

r (
10

) w
or

k d
ay

s t
o r

ev
iew

 an
d c

om
me

nt 
on

 su
bm

itta
ls.

29
.

Su
bs

titu
tio

ns
 of

 pr
od

uc
ts,

 m
ate

ria
ls 

& 
me

tho
ds

 of
 co

ns
tru

cti
on

 in
 pl

ac
e o

f t
ho

se
 de

sc
rib

ed
 

wi
thi

n t
he

se
 do

cu
me

nts
 m

us
t b

e m
ad

e e
ith

er
 by

 ad
de

nd
um

 du
rin

g b
idd

ing
 or

 ch
an

ge
 or

de
r 

aft
er

 si
gn

atu
re

 of
 co

ntr
ac

t. 
Re

qu
ire

me
nts

 of
 su

bs
titu

tio
n a

re
 as

 fo
llo

ws
:

a)
Pr

ov
ide

 do
cu

me
nta

tio
n f

or
 ea

ch
 pr

op
os

ed
 su

bs
titu

tio
n i

n t
he

 fo
rm

 of
 pr

od
uc

t d
ata

, 
dr

aw
ing

s, 
dim

en
sio

ns
, o

r a
ny

 ot
he

r in
for

ma
tio

n d
ee

me
d n

ec
es

sa
ry 

by
 th

e A
rch

ite
ct 

& 
Ow

ne
r t

o e
va

lua
te 

ho
w 

the
 pr

op
os

ed
 su

bs
titu

tio
n w

ill 
aff

ec
t t

he
 de

sig
n &

 w
or

k.
b)

Pr
ov

ide
 do

cu
me

nta
tio

n i
n t

he
 fo

rm
 of

 a 
pr

op
os

al 
illu

str
ati

on
 ho

w 
su

bs
titu

tio
n w

ill 
aff

ec
t c

on
tra

ct 
su

m 
an

d/o
r c

on
tra

ct 
tim

e.
c)

Su
bs

titu
tio

n s
ha

ll b
e a

pp
ro

ve
d o

nly
 by

 is
su

an
ce

 of
 an

 ad
de

nd
um

 or
 ch

an
ge

 or
de

r.
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.
Al

l c
on

tra
cto

rs 
ar

e r
es

po
ns

ibl
e f

or
  r

ep
air

ing
, p

atc
hin

g, 
ca

ulk
ing

 an
d p

ain
tin

g o
f a

ny
 da

ma
ge

d 
po

rtio
n o

f w
or

k c
au

se
d b

y t
he

ir w
or

k. 
Al

l re
pa

irs
 sh

all
 be

 m
ad

e w
ith

 th
e s

am
e q

ua
lity

 m
ate

ria
ls 

an
d w

or
km

an
sh

ip 
as

 th
e o

rig
ina

l w
or

k a
nd

 sh
all

 no
t b

e v
isi

ble
 w

he
n c

om
ple

ted
.

31
.

Al
l c

on
tra

cto
rs 

ar
e r

es
po

ns
ibl

e f
or

 cl
ea

nin
g t

he
ir o

wn
 co

ns
tru

cti
on

 de
br

is 
an

d r
ela

ted
 de

br
is 

ca
us

ed
 by

 th
eir

 w
or

k. 
32

.
Th

e s
ite

 an
d p

re
mi

se
s s

ha
ll b

e k
ep

t c
lea

n a
nd

 ha
za

rd
 fr

ee
. 

33
.

Al
l c

on
tra

cto
rs 

sh
all

 re
vie

w 
en

tire
 dr

aw
ing

 se
t t

o a
vo

id 
int

er
fer

en
ce

s w
ith

 ot
he

r t
ra

de
s w

or
k 

an
d s

ha
ll r

ep
or

t a
ny

 an
d a

ll d
isc

re
pa

nc
ies

 an
d p

ote
nti

al 
int

er
fer

en
ce

s w
ith

 ot
he

r t
ra

de
s w

or
k t

o 
Ar

ch
ite

ct 
in 

wr
itin

g, 
im

me
dia

tel
y.

34
.

Al
l c

on
tra

cto
rs 

ar
e r
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24" high painted address numbers -
Verify final design (size, color and 
location) with architect & owner.

T/O Slab
El. +1033.00'

B/O Trench Footing
El. +1028.50'

T/O GH Ridge
El. +1057.50'

Diffused glass or 
polycarbonate roof.

Diffused glass or poly-
carbonate gable siding in-fill.

Prefinished continuous 
steel gutter, typ.

Prefinished steel downspout 
into PVC hub to storm water 
management system, typ.

Prefinished insulated ribbed 
sandwich wall panel, typ.

W
all mounted ventilation fans 

with louvers and integrated 
odor supression system, typ.

Gable ventilation fans with 
louvers and integrated odor 
supression system, typ.

Diffused 
panel

Steel 
Siding

B/O GH Trusses
El. +1047.00'

T/O Slab
El. +1056.50'

B/O Trench Footing
El. +1027.00'

Prefinished steel coping (Light 
Gray) with concealed clips, typical.

12" thick precast sandwich panel -
See panel types sheet A202.

W
all mounted security 

downlight, typical.

Secondary paint color (color A, 
gray area), color TBD, typical.

T/O Slab
El. +1033.00'

Cantilevered entry canopy

16" high company 
signage

Storefront secured entry vestibule

Continuous concrete trench pour 
footing to 48" below finish grade, typ.

6' - 0"
6' - 0"

5' - 0"
5' - 0"

5' - 0"
5' - 0"

6' - 0"
6' - 0"

(TYP)
18' - 0"

No Entry -Emergency 
egress door.

FD Entry to 
Sprinkler Rm.

FD Knox Box -Location 
determined by FC.

Insulated steel 
dock door.

25' - 0"3' - 0"

3' - 4"8' - 2"3' - 10"8' - 2"6"1' - 0"

1' - 0"8' - 2"

6' - 0"
10' - 0"

2' - 0"
4' - 0"

4' - 0"
2' - 0"

4' - 0"
4' - 0"

2' - 0"
4' - 0"

4' - 0"

10' - 6"14' - 0"1' - 6"3' - 0"
25' - 0"

6"

10'
40'

GRAPHIC SCALE

5'
20'

T/O Slab
El. +1033.00'

T/O Slab
El. +1056.50'

3' - 0" 26' - 6"

B/O Trench Footing
El. +1027.00'

T/O Slab
El. +1033.00'

B/O Trench Footing
El. +1028.50'

B/O GH Trusses
El. +1047.00'

T/O GH Ridge
El. +1057.50'

1' - 0" 2' - 0"

3' - 0" 2' - 6" 6"

3' - 0" 1' - 6" 14' - 0" 10' - 6"

Prefinished steel coping (Light 
Gray) with concealed clips, typical.

12" thick precast 
sandwich panel -See 
panel types sheet A202.

W
all mounted security 

downlight, typical.

Secondary paint color 
(color A, gray area), 
color TBD, typical.

No Entry -Emergency 
egress door.

Galvanized steel stair & 
landing with 42" high guard-
rail, 7" max. risers & 11" min. 
treads with open grate treads 
and deck landing.

Continuous concrete trench pour 
footing to 48" below finish grade, typ.

(TYP.)
18' - 0"

6' - 0"
6' - 0"

6' - 0"
6' - 0"

6' - 0"
6' - 0"

6' - 0"
6' - 0"

3' - 0" 8' - 2" 3' - 10" 8' - 2" 3' - 4"

Diffused glass or 
polycarbonate roof.

Diffused glass or poly-
carbonate gable siding in-fill.

Prefinished continuous 
steel gutter, typ.

Prefinished steel downspout 
into PVC hub to storm water 
management system, typ.

Prefinished insulated ribbed 
sandwich wall panel, typ.

W
all mounted ventilation fans 

with louvers and integrated 
odor supression system, typ.

Gable ventilation fans with 
louvers and integrated odor 
supression system, typ.

Diffused 
panel

Steel 
Siding

4' - 0"
4' - 0"

2' - 0"
4' - 0"

4' - 0"
2' - 0"

Continuous concrete trench pour 
footing to 48" below finish grade, typ.

25' - 0"

6"

B/O Trench Footing
El. +1028.50'

T/O Slab
El. +1033.00'

T/O Slab
El. +1056.50'

Prefinished steel coping (Light 
Gray) with concealed clips, typical.

12" thick precast 
sandwich panel -See 
panel types sheet A202.

W
all mounted security 

downlight, typical.

Diffused glass or 
polycarbonate roof.

Prefinished continuous 
steel gutter, typ.

Prefinished steel downspout 
into PVC hub to storm water 
management system, typ.

Prefinished insulated ribbed 
sandwich wall panel, typ.

W
all mounted ventilation fans 

with louvers, beyond.

Gable ventilation fans 
with louvers, beyond.

Continuous concrete trench 
pour footing to 48" below 
finish grade, typ.

Precast processing 
headhouse building beyond.

W
all mounted security 

downlight, typical.

No Entry -Emergency 
egress door.

1' - 6" 3' - 0"
1' - 0"

6" 23' - 6"

(TYP)
12' - 0"

12' - 0"
EQ

EQ
EQ

EQ
EQ

EQ
EQ

12' - 0"

25' - 0"

24' - 0"

18' - 0"

4' - 0"

18' - 0"

B/O Trench Footing
El. +1027.00'

T/O Slab
El. +1033.00'

T/O Slab
El. +1056.50'

Prefinished steel coping 
(Light Gray) with 
concealed clips, typical.

W
all mounted security 

downlight, typical.

B/O Trench Footing
El. +1027.00'

4' - 0"1' - 6"

B/O Trench Footing
El. +1028.50'

12" thick precast 
sandwich panel -See 
panel types sheet A202.

Secondary paint color 
(color A, gray area), 
color TBD, typical.

Storefront secured entry 
vestibule, beyond

Secondary paint color 
(color A, gray area), 
color TBD, typical.

Egress stair, beyond.

3' - 0" 26' - 6"

T/O Slab
El. +1033.00'

25' - 0"3' - 0"

1' - 0"8' - 2"

3' - 4"8' - 2"3' - 10"8' - 2"6"1' - 0"

6' - 0"
6' - 0"(TYP)

18' - 0"
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Do not scale drawings. Written dimensions preside 
over scale. These drawings may have been 
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EXTERIOR ELEVATIONS

Refer to Nexus drawings for all Grow-Building inform
ation. 

Grow-Building siding, solid roofs, scupper boxes, 
downspouts and related trim

 shall be "Polar W
hite", U.N.O.

1) All windows and exterior doors to have extruded, dark-bronze 
or black anodized alum. frames (4 1/2" depth) with thermal 
breaks. W

indows supplier / installer to submit shop drawings to 
general contractor for approval.

2) All windows and exterior door glazing to be insulated, Low-E.

3) a) All door glazing shall be tempered safety glass. b)All 
glazing within 24" horizontally and 60" vertically from floor 
adjacent to doors shall be tempered safety glass. c) all glazing 
less than 18" above finish floor and over 9 square feet in 
size(individual pane) shall be tempered safety glass. e) Glazing 
adjacent to stairways and landings within 36" horizontally and 
within 60" from walking surface  shall be tempered safety glass.

4) All door glazing to be tempered.

5) W
indow supplier installer to field measure all openings prior to 

window fabrication and installation. Coordinate field time with 
general contractor.

6) W
indow supplier / installer to provide all flashings, receptors, 

fasteners, corner cladding, backer rod, sealants and all other 
materials to complete job.

7) Sealants to match color of window and/or door frames. Color 
samples to be submitted to general contractor for approval. 

8) All exterior paints & sealers to be approved by general 
contractor and architect prior to purchase and work. Color 
samples to be submitted to general contractor for approval. 

9) All sealants used for expansion joints, control joints or joints 
between precast panels shall be colored as to match 
paint/sealant to be applied to the panel. Color samples to be 
submitted to general contractor for approval. 

10) Storefront system shall be Tubelite 14000 multiplane series 
or equal. 2" wide x 4-1/2" thermally broken frames with 1" 
insulated low-e glass.

U-Value:
0.42

Air Infiltration:
0.047 CFM/ft2 @

 6.24 PSF

GENERAL ELEVATION NOTES

Refer to sheet A202 for precast panel plan, elevations and 
notes.

No. Date Issue Description



25' - 0"3' - 0"

3' - 4"8' - 2"3' - 10"8' - 2"1' - 6"

11' - 6"12' - 0"1' - 6"

4' - 4"
3' - 4"

4' - 4"
3' - 4"

3' - 4"
3' - 4"

2' - 0"
6' - 0"

2' - 0"

28' - 0"3' - 0"

1' - 10"
6' - 4"

1' - 10"

3' - 0"3' - 4"8' - 2"3' - 10"8' - 2"1' - 6"

3' - 0"12' - 0"
10' - 0"

10' - 0"
10' - 0"

10' - 0"
10' - 0"

10' - 0"
12' - 0"

1' - 0"
10' - 0"

10' - 0"
10' - 0"

12' - 0"

1' - 0"
10

5
8

6
5

7
5

1

11
10

9

2

Line of Nexus Greenhouse roof, 
refer to exterior elevations on A201.

10'
40'

GRAPHIC SCALE
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20'

3' - 0" 26' - 6"

3' - 0" 8' - 2" 3' - 10" 8' - 2" 3' - 4"

1' - 0"4' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
1' - 0"

4' - 4"
3' - 4"

4' - 4"

12
14

15
14

14
14

14
14

14
14

14

26' - 6"3' - 0"

3' - 0"3' - 4"8' - 2"3' - 10"8' - 2"1' - 6"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

13' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
1' - 0"

3' - 0" 25' - 0"

7' - 4"
2' - 4"

2' - 4"
7' - 4"

2' - 4"

14
1

1
1

1
1

1
1

1
1

4
3

1
1

1
1

1
1

1
1

1

1' - 6" 3' - 0"

Line of Nexus Green-
house roof, refer to 
exterior elevations on 
A201.
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2' - 4"

1' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

24' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
1' - 0"

1

25' - 0"3' - 0"

3' - 4"8' - 2"3' - 10"8' - 2"1' - 6"

1
1

1
1

1
1

1
1A

1
1

1
1

1
1

1
1

1
1

1
1

254' - 0"

126' - 0"

120' - 0"
134' - 0"

42' - 0"84' - 0"

1' - 0"12' - 0"12' - 0"12' - 0"12' - 0"12' - 0"12' - 0"12' - 0"12' - 0"12' - 0"12' - 0"4' - 0"1' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

1' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
13' - 0"

1' - 0"10' - 0"10' - 0"10' - 0"12' - 0"

12' - 0"10' - 0"10' - 0"10' - 0"10' - 0"10' - 0"10' - 0"12' - 0"

1' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
12' - 0"

12' - 0"
13' - 0"

Finish grade, typical

Decorative V-groove 
(3/4" chamfer), typical.

3/4" chamfer along edge 
to match decorative 
reveal, typ at sides.

1' - 6" 8' - 2" 3' - 10" 8' - 2" 3' - 4"

36" high trench pour 
footing, typical.

Smooth band for paint 
(gray hatch area) -Refer to 
exterior elevations, typical.

12" thick precast wall 
sandwich panel (3.5" conc.
+5" foam+3.5" conc.) R-24 
with smooth finish.

25' - 0"3' - 0"

12' - 0"

6"

Smooth band for paint 
(gray hatch area) -Refer to 
exterior elevations, typical.

4' - 4"
3' - 4"

4' - 4"

8' - 8"

1' - 0" 6"

2' - 4"
7' - 4"

2' - 4"

1' - 0" 8' - 8"
6"

1
1A

2
3

1' - 6" 8' - 2" 3' - 10" 8' - 2" 3' - 4"

25' - 0"

12' - 0"

3' - 4"8' - 2"3' - 10"8' - 2"1' - 6"

12' - 0"

25' - 0"

25' - 0"

12' - 0"

3' - 4"8' - 2"3' - 10"8' - 2"1' - 6"

1' - 6" 8' - 2" 3' - 10" 8' - 2" 3' - 4"

25' - 0"

10' - 0"

6"

3' - 4"
3' - 4"

3' - 4"

1' - 6"

1' - 10"
6' - 4"

1' - 10"

5

1' - 6" 8' - 2" 3' - 10" 8' - 2" 3' - 4"

25' - 0"

10' - 0"

25' - 0"

10' - 0"

3' - 4"8' - 2"3' - 10"8' - 2"1' - 6"

11' - 6"12' - 6"

10' - 0"

6

1' - 0" 6"

7
8

2' - 4"
7' - 4"

2' - 4"

Knock-out for 
future door.

3' - 4"
7' - 4"

2' - 4"

1' - 0" 8' - 8"
6"

4

25' - 0"

13' - 0"

3' - 4"8' - 2"3' - 10"8' - 2"1' - 6"

1' - 6" 8' - 2" 3' - 10" 8' - 2" 3' - 4" 3' - 0"

28' - 0"

12' - 0"

6"

9

1' - 6" 8' - 2" 3' - 10" 8' - 2" 6' - 4"

28' - 0"

10' - 0"

6"

10

1' - 10"
6' - 4"

1' - 10"

28' - 0"

10' - 0"

3' - 4"8' - 2"3' - 10"8' - 2"1' - 6"

1' - 0" 6"

11

3' - 0" 8' - 2" 3' - 10" 8' - 2" 3' - 4"

26' - 6"3' - 0"

4' - 0"

12

PRECAST PANEL ELEVATIONS
Not to Scale

14

3' - 4"8' - 2"3' - 10"8' - 2"3' - 0"

12' - 0"

26' - 6"

4' - 4"
3' - 4"

4' - 4"

8' - 8"

2' - 6" 6"

15

3' - 0" 8' - 2" 3' - 10" 8' - 2" 3' - 4"

26' - 6"

12' - 0"

PRINT DATE:

SHEET NO:

OWNER:

PROJECT NAME:

SHEET NAME:

CERTIFICATION:

Do not scale drawings. Written dimensions preside 
over scale. These drawings may have been 
reproduced at a size different than originally drawn. 
Owner and Architect assume no responsibility for 
use of incorrect scale.

These drawings are the property of FILORAMO 
TALSMA, LLC. Use of these drawings is limited to a 
specified project for persons herein and for this 
project only. These drawings are not to be 
reproduced, changed or copied in any form or 
manner whatsoever, nor are they to be assigned to 
any third party, without the written consent of 
FILORAMO TALSMA, LLC.

DISCLAIMER:

PROJECT ADDRESS:

CRESCO LABS

344 E. Dayton Yellow Springs Rd., Yellow Springs, OH 45387

344 E. Dayton Yellow Springs Rd., Yellow Springs, OH 45387

1     11/08/2017        Iss'd for Plan Commission Level-B ReviewA202
11/08/2017

PRECAST WALL PANEL - PLAN &
ELEVATIONS

PRECAST PANEL NOTES

1)  Refer to panel elevations for panel configurations, type, dimensions and 
openings on sheet A400. Precast mfr. shall be Fabcon or equal shall 
submit shop drawings for review & approval prior to fabrication.

2)  Bar truss roof structure shall bear on steel or concrete hanch provided 
by precast mfr.  Refer to structural drawings for truss bearing dimensions.

3)  Precast mfr. shall provide chamfer edges along perimeter of all exterior 
door & window openings (exterior side) as to align and be consistent with 
decorative reveal chamfers.

4)  Precast mfr. shall provide 1/2" chamfer edge along perimeter of all 
exterior door & window openings (interior side).

5)  Precast walls to be painted -Paint specification & colors tbd.

6)  All precast wall sealant color to match adjacent panel. Contractor shall 
submit color samples and specifications for general contractor & architect 
approval prior to installation.

NOTE: REFER TO FULL BUILDING ELEVATIONS SHOW
N ON SHEET 

A201 AND FULL FACILITY FLOOR PLAN SHOW
N ON A101 FOR 

MORE INFORMATION.

N
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Village of Yellow Springs, Greene County 

Cresco Labs Site Plan 
Storm Water Retention Calculations  

Site Description: 
Site is an existing open row crop field that currently has no onsite detention to control the storm water 
runoff. The proposed site will increase the impervious area and require a retention basin on site to control 
the runoff. Water Quality measures will be added to the proposed retention basin and the size of the 
basin will be increased to control the existing and additional runoff that will be produced by the 
increased impervious area.  

Hydrologic Methodologies: 
The hydrologic methodology used for this design was the Soil Conservation Service (SCS) TR-55 Method, 
which was computed via the Bentley PondPack program.  

Existing Hydrologic Conditions: 
The storm water on the existing site moves via overland flow through the row crop field to the north 
where it enters another open farm field.   

Developed Hydrologic Conditions: 
The proposed site will move the rain water through the site via proposed storm sewer. Once the storm 
water has entered the storm sewer it will then be carried to the proposed retention basin. The first ¾” of 
rain will be detained for the required 24 hours to treat that water for water quality. Once that volume of 
water has been reached, the retention basin outlet structure will increase its release rate for up to the 
critical storm (5-year), but will not exceed the pre-developed 1-year storm peak outflow rate.  

Storm Water Management Plan: 
The proposed site will move the runoff through the site by having the proposed pavement sloped 
towards proposed catch basins. Once the water enters the storm structures, it will then travel through 
proposed storm sewer to the retention basin.  

Applicable Permits: 
The Ohio Environmental Protection Agency, Notice of Intent. 

Calculation Sheets:  
Below is a summary of the storm water retention calculations.  Please see the attached computer 
printouts for additional details. 

Hydrologic Soil Groups C and D were used for these calculations based upon soil in the surrounding area. 
A soil map from the USDA’s Web Soil Survey website was utilized to determine this Soil Group.  

The retention basin will be constructed to accommodate the additional water that will need to be 
retained based upon additional impervious area and water quality volume requirements.  
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Proposed Retention Basin 
Time of Concentration (Tc) 

o Pre-developed drainage area = 32 minutes (0.541 hrs) - See page 7 of 24 of computer 
calcs

o Post-developed drainage area = 23 minutes (0.387 hrs) - See page 5 of 24 of computer 
calcs

CN Number 
o Pre-developed = 84 – see page 10 of 24 of computer calculations 
o Post-developed = 90 – see page 9 of 24 of computer calculations  

Total Acreage = 14.00 acres  
   
Pre-developed Hydrograph Volume Post-developed Hydrograph Volume 

Storm Peak Volume Storm Peak Volume 
1 year 1.124 ac-ft 1 year 1.579 ac-ft 
2 year 1.485 ac-ft 2 year 1.996 ac-ft 
5 year 2.061 ac-ft 5 year 2.638 ac-ft 

10 year 2.562 ac-ft 10 year 3.185 ac-ft 
25 year 3.286 ac-ft 25 year 3.961 ac-ft 
50 year 3.816 ac-ft 50 year 4.522 ac-ft 
100 year 4.353 ac-ft 100 year 5.086 ac-ft 

Critical Storm Calculation using hydrograph volumes.  Volume provides a 5-year critical storm.  On 
page 2 of the Pond Pack calculations it shows the hydrograph volumes.  The calculation would 
be as follows: ((1.579-1.124)/1.124) = 0.40 = 40%.  Therefore a 5-year critical storm shall be used. 
Storm Requirements = Control runoff from a 1, 2 and 5-year storm on the post developed site to 
the runoff from a 1-year storm on the pre-developed site. Then control the runoff from the 10, 25, 
50 and 100-year storm on the post-developed site to the runoff from their respective storms for the 
pre-developed site. 
Retention Volume provided to an elevation of 1029.00= 1.887 acre-feet – see page 11 of 24 
Retention Outlet Structure consists of: 

o A 2-3 catch basin with a 3.3” dia. Orifice at Inv. 1026.50. This orifice will cover the WQv 
requirements. The next openings are two 2’ wide by 6” tall window openings with inverts of 
1027.20. The 2-3 catch basin has a top of 1028.00. The outlet for the pond will be two 15” 
pipes that will T-off and run along the property line 100’ each direction.  On the 15” pipes 
will be 150 – 2” holes, equally spaced, that will help to disperse the flow across the farm 
field.  The below calculations support that the critical storm pre vs post release rates are 
acceptable.  The emergency overflow will be the overflow weir which is depressed from 
the top of the pond, with an invert elevation of 1029.00. The overflow weir is at an elevation 
that provides 12 inches of free board. This allows water to overflow the top of the basin and 
discharges down the bank into the existing farm field.  

Proposed Retention Basin Summary: 

STORM
PEAK

INFLOW 
PEAK

OUTFLOW 
ALLOWABLE FLOW  

STORAGE
PEAK BASIN 
ELEVATION 

1 YEAR 18.46 cfs 4.06 cfs 10.56 cfs 0.779 ac-ft 1027.61 
2 YEAR 23.29 cfs 5.75 cfs 10.56 cfs 0.956 ac-ft 1027.85 
5 YEAR 30.64 cfs 9.13 cfs 10.56 cfs 1.232 ac-ft 1028.21 

10 YEAR 36.79 cfs 12.88 cfs 24.79 cfs 1.435 ac-ft 1028.46 
25 YEAR 45.40 cfs 15.69 cfs 31.80 cfs 1.745 ac-ft 1028.83 
50 YEAR 51.54 cfs 19.91 cfs 36.86 cfs 1.952 ac-ft 1029.08 
100 YEAR 57.66 cfs 26.71 cfs 41.96 cfs 2.090 ac-ft 1029.23 
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NOTE: The post developed release rates from the 1, 2, 5-year storms are less than the 1-year pre- 
developed release rate (per the required critical storm method) and the post-developed release rates 
from the 10, 25, 50 and 100 year storms are less than their respective pre-developed release rates. 

Below is a summary of the storm water runoff quality calculations that would be needed to fully contain 
the water quality runoff for the site.  

OEPA Requirements 
Retention Pond: 

o Release the runoff from a ¾” rain event on the drainage area over 24 hours or longer. 
o The first half of the total volume generated by the runoff from a ¾” rain event must be 

retained for greater than 8 hours.  

Water Quality Calculations 

Post-Construction storm water management water quality volume for development of both lots 
using 0.75 inches of rain:  

o WQv= 0.39*0.75*14.00/12=0.345 AC-FT 
o 0.485 AC-FT Provided to elev. 1027.20.  Therefore 0.485>0.345 and water quality volume is 

detained.  

Retention Basin 

Retention Outlet Structure consists of:  
A 3.3” diameter hole at Inv. 1026.50 would be required to hold back the water quality runoff from 
the site.  
Per the draw down calculation we satisfy the requirement of not releasing more than 50% before 
8 hours and not more than 100% by 24 hours. Per the calculations the pond releases about 30% at 
8 hours and about 89% at 24 hours.   
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PRE VS POST DRAINAGE EXHIBIT

CRESCO LABS SITE PLAN
VILLAGE OF YELLOW SPRINGS

www.CHOICEONEENGINEERING.com

SIDNEY, OHIO  937.497.0200
LOVELAND, OHIO   513.239.8554

PORTLAND, INDIANA   260.766.2500





TO:    Planning Commission 

FROM: Denise Swinger, Village of Yellow Springs Architectural Review 
  Committee Representative for the CBE/Commerce Park 

DATE:  November 9, 2017 

RE:  Review of Cresco Labs development of Lot #1  

When the land for the commerce park was purchased by Education Village, Inc., a Declaration of 
Covenants and Restrictions for the CBE was filed with the Greene County Recorder’s Office.  This 
declaration includes a set of standards, rules and regulations for an Architectural Review Committee.  The 
individual or individuals designated shall review and either approve, modify or reject all development, 
construction, landscaping and site plans involving improvements for the property.  After the transfer of 
the land to the Village of Yellow Springs, I was appointed the designated representative by Council. 
Because this is new construction.   In fulfillment of these covenants, please accept the following 
recommendations to be made part of the conditional use requirement for Cresco Labs site plan review. 

We understand Cresco Labs requires high-security for their medical marijuana cultivation and processing 
plant. Because it is located in a mixed-use commerce park, it is important the aesthetics of the property be 
maintained.  This can be accomplished with a few landscaping requirements: 

 Use the Village of Yellow Springs Recommended Tree List (Appendix B) which is included with 
this report and is in revised form pending codification. 

 The plan indicated an 8 foot chain link fence with barbed wire.  We recommend black chain link 
fencing with NO barbed wire.

Black chain link fence has a softer appeal and easily blends into residential and commercial 
environments. When installed with shrubs and trees, it can become nearly invisible. 



 Screening to be provided around the building to break up large areas of solid walls.  This 
screening can be done with natural landscaping, such as evergreens or arborvitaes as pictured 
above, or an attached lattice with climbing ivy or other vine as pictured below.  This does not 
have to be across the entire length of the building, but will be most important along the east side 
facing East Enon Road and along the south side of the building where the row of exterior 
ventilation fans, the shipping dock, and the parking lot are located, and which is visible to 
Dayton-Yellow Springs Road. 
   

 Add a row of trees around the detention area of a size that is visible to the public 
 Provide recommended exterior paint colors for approval by the Architectural Review Committee. 

Upon completion of the building construction, Cresco will provide a plan for these requirements to 
Denise Swinger, Zoning Administrator – Village of Yellow Springs, for approval. 



Yellow Springs, OH Code of Ordinances 

The following list of trees has been placed on file with the Village for use by developers, businesses and 
individuals seeking advice on the types of trees to use: 

As a rule, Some consider streets are more attractive when they contain only one kind of tree species. 
However, the pest risk is multiplied in that situation; therefore, such plantings should be made with 
caution.

Tree selection is extremely important in ensuring survivability and long-term health of trees.  The most 
important thing to remember when selecting trees is to match the tree to the site, not the site to the tree.  
Where you have space for a large species always plant a large species.  It is the large tree species that will 
give Yellow Springs the most benefits in the long run.  In addition, they tend to be longer lived than 
smaller species when planted in the right location.   

Tree species diversity is important to a healthy, resilient community tree population, as well as age 
diversity.  A good rule to follow for the community urban forest as a whole is the 10-20-30 Rule. The 
breakdown to shoot for is no more than 30% of a single family, 20% of a single genus (maple, oak, etc.), 
and no more than 10% of a single species.  This can be accomplished by street or by the community as a 
whole.  

The trees suggested in this list were selected because their characteristics make them suitable for urban 
and home use. The criteria used include: deep roots, minimal fruit or leaf litter, regular and predictable 
form, stress tolerance, disease and insect resistance, transplanting facility, availability and ornamental 
value. 

Due to the culture and goals set forth by the Yellow Springs community, native tree species should be 
given preference where a native species will thrive within the constraints of diversity goals

Serviceberry ( )  
Pawpaw ( )   
American hornbeam ( ) 
Redbud ( ) 
Washington Hawthorn ( ) 
Sweet bay magnolia ( ) 

Amur Maple ( )  
Paperbark Maple ( )  
Cornelian cherry ( ) 
Flowering Crabapple ( .) Selected cultivars with small or minimal fruit and disease resistance 
Japanese Tree Lilac ( )  



  

Flowering Pear (Pyrus calleryana) Selected cultivars 
Lacebark Elm (Ulmus parvifolla) 
Japanese Zelkova (Zelkova serrata) Selected cultivars 

Persimmon
Eastern hornbeam ( ) 
Canada Red Chokecherry ( ) 
Sassafras ( ) 

State Street Maple ( ) 
Sargent Cherry ( ) 
Japanese pagoda ( ) 
Littleleaf Linden ( ) 
Silver Linden ( ) 

Red Maple ( ) 
Sugar Maple ( ) 
Hackberry ( ) 
White ash (Fraxinus Americana)** 
Green Ash (Fraxinus pennsylvanica lanceolate) 
Yellowwood ( ) 
Beech ( ) 
Thornless Honeylocust ( var. ) such as ‘Sunburst’ or ‘Imperial’
Kentucky Coffeetree ( ) 
Sweetgum ( ) Seedless cultivars 
Tuliptree ( ) 
Cucumbertree ( ) 



Blackgum ( ) 
White Oak ( ) 
Swamp White Oak ( ) 
Scarlet Oak ( ) 
Shingle Oak ( ) 
Bur Oak ( ) 
Chinkapin Oak ( ) 
Chestnut Oak ( ) 
Red Oak ( ) 
Shumard Oak ( ) 
Baldcypress ( ) 
Basswood ( ) 

Ginkgo (Ginkgo biloba) male Cultivar tree species only!  Cultivars such as ‘Magyar’ or ‘Autumn Gold’
London Planetree (Platanus x acerfolia) 
Lacebark Elm (Ulmus parvifolla) 
Japanese Zelkova (Zelkova serrata) such as ‘Green Vase’
White Ash (Fraxinus americana)** 
Green Ash (Fraxinus pennsylvanica lanceolata) 

Box Elder (Acer negundo) 
Silver Maple (Acer saccharinum) 
Buckeye or Horsechestnut (Aesculus species) 
Birch (Betula specles) 
Northern Catalpa (Catalpa) 
Ginkgo-female (Ginkgo biloba)  
Osage Orange (Maclura pomifera) 
Common fruit trees 
Mulberry (Morus) 
Poplar (Populus species) 
Willow (Salix species) 
European Mountain Ash (Sorbus aucuparia) 
Siberian Elm (Ulmus pumila) 
Norway Maple 
Black Walnut (Juglans nigra) 
Flowering Pear (Pyrus calleryana) Selected cultivars 
Ash (Fraxinus sp.)  

Ailanthus (Ailanthus altissima) 
Tree of Heaven (Ailanthus altissima)  
Bush Honeysuckle 
Autumn Olive 
Buckthorn 
Flowering Pear (Pyrus calleryana) Selected cultivars 



Osage Orange (Maclura pomifera) 
Siberian Elm (Ulmus pumila) 
Flowering Pear (Pyrus calleryana) Selected cultivars 
Ash (Fraxinus sp.)  



Michael L. Heintz, P.E., P.S.
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