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COMPREHENSIVE PLAN UPDATE WORKSESSION 

TROY CITY COUNCIL MONDAY, OCTOBER 23, 2023, 6:00 PM 
PLANNING COMMISSION WEDNESDAY, OCTOBER 25, 2023, 3:30 PM 

Council Chambers, 2nd Floor, 100 S. Market Street, Troy, Ohio 

1. Work Session to review and discuss the Comprehensive Plan Update 
a. Presentation by American Structurepoint consultants 
b. Questions, comments, and input by Councilmembers (October 23rd ) 

c. Questions, comments, and input by Commissioners (October 25th ) 

2. Schedule of Focus Groups and other outreach activities 

The 2005 Troy Comprehensive Plan can be viewed at 
www.troyohio.gov/05compplan 

The public is encouraged to take the on-line survey (anticipated to go live on 
Monday, October 23rd), located at https://www.surveymonkey.com/r/ KGWYT5X 
or by scanning 

attachments: 

1. 2005 City of Troy Comprehensive Plan, updated 2019, Introduction 
pp 2-17 

2. 2005 City ofTroy Comprehensive Plan, updated 2019, Future Land Use and Thoroughfare 
Plan, pp 18-23 

3. 2005 City of Troy Comprehensive Plan, updated 2019, Troy Future Land Use Maps, pp 24-
29 

4. American Structurepoint Draft Schedule of Events and Outreach, pp 30-31 

https://www.surveymonkey.com/r/KGWYT5X
www.troyohio.gov/05compplan
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REVISED AGENDA - TROY PLANNING COMMISSION MEETING 
WEDNESDAY, OCTOBER 25, 2023, 3:30 P.M. 
CITY HALL, COUNCIL CHAMBERS 

1. Roll Call 

2. Minutes - October 11, 2023 

3. Rezoning Application, Swank Annexation, 2980 W. Fenner Road, IL 11560, IL 11561 and IL 11562, from 
City Administered County Zoning of A-1, Domestic Agriculture, to the City Zoning of R-4, Single-Family 
Residential District (minimum lot size of 9,000 square feet). 
Owner/Applicant - Monte Swank 
-Commission to determine whether or not to hold a public hearing 
-Commission to make a recommendation to Council 
Note - the Commission considered and recommended this rezoning at the 9-27 meeting. Due to some 
discrepancies later found in the application, the Director of Law advised that the application had to be 
started over. 

4. Rezoning Application, 1304 W. Main Street, Parcel No. D0S-096100, from R-4, Single-family Residential 
District, to OR-1, Office-Residential District. The property is located on W. Main Street, east of South 
Lane. 
Owner-Applicant: Four Sons Development, LLC 
-Commission to determine whether or not to hold a public hearing 
-Commission to make a recommendation to Counci I 

5. COMPREHENSIVE PLAN UPDATE WORK SESSION 
Work Session to review and discuss the Comprehensive Plan Update 

a. Presentation by American Structurepoint consultants 
b. Questions, comments, and input by Commissioners 

Schedule of Focus Groups and other outreach activities 

6. Adjourn 

Next Meeting -- November 8, 2023 
Note to Commission members: If you will not be attending, please email or call Sue. 



October 11, 2023 

A regular meeting of the Troy Planning Commission was held in Council Chambers, City Hall on Wednesday, October 11, 2023, at 3:30 p.m. with 

Vice-Chairman Larry Wolke presiding. ATTENDING: Members - Ehrlich, Oda, Emerick, Westmeyer, Wolke, and Titterington: Development Staff -

Eidemiller, Long and Bruner: Development Director - Tim Davis 

APPROVAL OF MINUTES: Upon motion of Mr. Emerick, seconded by Mr. Titterington, the minutes of the September 27, 2023 meeting were 

approved by unanimous voice vote. 

CITY BEAUTIFICATION COMMITTEE PRESENTATION. OF PROPOSED PLANTINGS AND COLOR PALETTE FOR THE DOWNTOWN AREA 

FOR 2024. Gareth Johnston, Chair of the City Beautification Committee, and Renee Lavey, presented the proposed plants/colors, including for the 

downtown planters and pots, the Public Square area, and downtown and bridge hanging baskets. Ms. Lavey stated colors will mainly be purple, yellow, red, 

and scarlet. She mentioned that the bridge baskets may alternate solid and mixed plantings. 

A motion was made by Mr. Titterington, seconded by Mrs. Ehrlich, to accept the proposed plantings and color palette as presented. 

Voting: Yes - Ehrlich, Oda, Emerick, Westmeyer, and Titterington; abstain - Wolke (as his wife is a member of the City Beautification Committee 

MOTION ADOPTED 

ADDISON LANDING SUBDIVISION FOR PRELIMINARY PLAT APPROVAL· OWNER- LYTLE ROAD DEVELOPERS LTD· APPLICANT ­

CHOICE ONE ENGINEERING. Staff reported: this is a new single-family subdivision located along Dorset Road and Lytle Road (Parcel ID's: D0B-106896 

and D0B-107408); land is currently undeveloped and is located north of the Brook Park Subdivision and is currently controlled by First Troy Corp.; zoning is 

R-5 Single Family Residential (minimum lot size of 6,000 square feet); applicant wishes lo create a new subdivision named Addison Landing; the submitted 

preliminary plan is the first step of the approval process: at a later date a Final Plat will follow to create the lots and to dedicate the streets and public utilities 

(in this case, a four-phase development is proposed); detailed engineering drawings will be required to be submitted for review and approval by the 

Development and Engineering staff; only Planning Commission approval is required for a Preliminary Plat, with Council being the final authoring on Final 

Plats: and details of the Preliminary Plat are: 

Uses & Layout: The proposed subdivision, which consists entirely of single-family homes, encompasses 55.8 acres and includes 208 buildable lots 

that range from 0.149 acres to 0.338 acres and will be developed in four-phases. The first phase will create 51 lots and the second phase will create 

55 lots. 

Roadways: .Access to this development will be provided by two separate points. The east access point is located off of the expanded Dorset Road 

will serve as the main entrance to the proposed subdivision. The remaining access point is located lo the west of the proposed development off of 

Lytle Road. The internal roadway system consists of three cul-de-sacs (Addie Court, Cameron Court, and Blair Court) which stem off the main road 

named Addison Landing Drive. The City Engineer and Assistant Fire Chief have reviewed the street layout and indicated they have no Issues with 

the proposal. 

Utilities: This development will be served by city water and sewer lines. The plan seeks to mitigate storm water control by utilizing a 5.4 acre 

infiltration basin on the northeast comer of the development. Maintenance of storm water control facilities (Including drainage swales) will be the 

responsibility of the Homeowners Association. 

Parkland: The developer is proposing to provide private open space (15.95%) within the subdivision and received a unanimous positive 

recommendation from the Park Board. 

Easements: A landscape easement has been provided along Dorset Road to prevent properties from having direct access and to buffer the 

properties form the expanded Dorset Road. A storm sewer & drainage easement Is proposed along the north side of the development for a drainage 

swale. Easement areas are the responsibility of the Homeowners Association. 

Staff recommends approval. 

Discussion: Staff confirmed that the use of "expanded" under "Roadways", should be "extended". Staff confirmed that easements would be 

maintair:,ed by a HOA. 

A motion was made by Mr. Westmeyer, seconded by Mayor Oda, to approve the Preliminary Plat for the Addison Landing Subdivision as submitted. 

MOTION ADOPTED, UNANIMOUS ROLL CALL VOTE 

PLANNED DEVELOPMENT APPLICATION AND GENERAL PLAN APPLICATION - SOMERSET RESERVE SUBDIVISION LOCATED AT 

3054 W. MARKET STREET PART OF IL 11550 ALONG W. MARKET STREET AND NASHVILLE ROAD· APPLICATION IS FOR REVIEW OF THE 

GENERAL PLANIREZONING FROM AGRICULTURE-RESIDENTIAL TO A PLANNED DEVELOPMENT-RESIDENTIAL IPD-Rl· THIS IS THE FIRST 

STEP IN THE PLANNED DEVELOPMENT PROCESS· OWNER: ANN HUEGEL AND CHARLES ISERN· APPLICANT: DOC MANAGEMENT LLC. 

Staff reported: the established zoning on this property is Agrlcultural-Residential; It Is undeveloped and currently being used for agricultural purposes; 

surrounding zoning districts include: R-4 Single Family, Planned Unit Development, and R-2 Single Family Residential to the east. County Zoning of A-2 

General Agriculture is present to the west, north, and south; submittal of the General Plan is the first step of the approval process; each phase of 

development will require a Final Development Plan and Record Plan in order to create the lots to be sold and to dedicate the streets and public utilities (in 

this case, a three-phase development is proposed); detailed engineering drawings will be required to be submitted for review and approval by the 

Development and Engineering staff; the Record Plan will be reviewed by Planning Commission who will make a recommendation to City Council; Council 

ultimately will have final approval of the Record plan; and regarding this application: 

PROPOSAL: 
Uses & Layout: The proposed development will be completed in three (3) phases. The first phase of the development consists of 67 single-family 
residential lots which will be created on the west side of Nashville Road. The second phase will consist of 49 single-family residential lots. The final 
phase consists of 73 single family lots. The total density for the three phases will include 3.25 units per acre. 

Roadways: Access to this development will be provided by two connections, one connection from Nashville Road which is aligned with Huntington 
Drive. The second access point will be from W. Market Street. A future third access point Is stubbed on the south side of the development to the future 
Swailes Road connector. The development will provide private streets that will be accessed via access easements. Maintenance of the private streets 
will be the responsibility of the Homeowners Association (HOA). The City Engineer and Assistant Fire Chief have reviewed the street layout and have 
indicated they have no issues with the proposal. 

Road Improvements include a realigned Nashville Road and widened W. Market Street. Future Right-of-Way is being proposed on the south side of the 
development for a Swailes Road connection In accordance with the Thoroughfare Plan. The Nashville Road realignment and Swailes Road connection 
are referenced in Figure 8-2 of the Comprehensive Plan. 

Utilities: This development will be served by city water and sewer lines. Sanitary sewer is being expanded on the north side of W. Market Street to the 
boundary of the development. The plan seeks to mitigate storm water control by utilizing two storm water ponds throughout the development 
Maintenance of these private storm water control facilities will be the responsibility of the HOA. 

Parks & Recreation Facilities: This Planned Development proposes a total of 12.54 acres (21.6%) of private open space. The Zoning Code requires 
10% of the entire acreage in the development to be used as open space. The proposed development has met the open space requirement for a 
Planned Development. Walking trails are being provided around both stormwater ponds with playground equipment on the south side of the 
development. Maintenance of the walking paths and playground' equipment will be the responsibility of the HOA. 

Protective Covenants: Staff will require the Protective Covenants and Restrictions be provided during the Final Record Plat submittal of this 
development. The Final Record Plat does require Planning Commission and City Council Approval. 

Comprehensive Plan: The Comprehensive Plan's Future Land Use Map (Figure 14-5) displays this property as future industrial with a Neighborhood 
Commercial portion on the realigned NashvillefWilson Road. However, it is important to note that the Comprehensive Plan was adopted In 2005 and is 
currently in the process of being updated. The Comprehensive Plan states "General residential is Indicated south of Swailes Road and Nashville Road 
because of existing residential development and poor access to major roads or to 1-75, these areas are most suitable for residential development to 
commensurate with City housing needs .. ." 

It is important to note that City Council approved the rezoning of this parcel to A-R Agricultural Residential by 0-28-2023. 
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GENERAL PLANS STANDARDS: 
Section 1145.16 of the Zoning Code requires that Planning Commission review the proposed General Plan and may recommend the General Plan to 
City Council if it determines that the plan satisfies. at a minimum. all of the following criteria: 

The General Plan should follow to the maximum extent practicable the Comprehensive Plan for the City, taking into account current facts and 
circumstances; displays this property as future Industrial with a Neighborhood Commercial portion on the realigned Nashville/WIison Road. However, 
ii is important to note that the Comprehensive Plan was adopted In 2005 and Is currently In the process of being updated. The road improvements are 
in accordance with Figure 8-2 Thoroughfare Plan. 
An exemption to conventional zoning is justified because the Comprehensive Plan for the City can be more faithfully and reliably Implemented by the 
use of PD zoning; The exemption to conventional zoning is justified as the development will fill a need for this style of development Inside the City. 
The General Plan Is compatible with the location, topographic and other characteristics of the site and will bear a beneficial relationship with 
surrounding land uses In terms of noise, smoke, dust, debris, or other nuisances; The Plan is compatible with these characteristics. 
The General Plan is carefully designed to support surrounding streets, utilities and other public improvements; The public improvements have been 
designed to meet city recommendations (water, sewer, and road improvements). The majority of the infrastructure (streets and storm water will be 
privately owned and maintained). 
The General Plan represents an efficient and economic use of the land in view of the community's need for a balance of land uses; The proposed use 
does fill a need In the market for this type of development. 
All public streets, utilities and services necessary to carry out the General Plan are available to the site, or will be extended or Improved by the 
developer and/or City in time to permit the development to be properly served; The public improvements will be installed to permit the development to 
be properly served. The road Improvements are in accordance with Figure 8-2 Thoroughfare Plan. Sewer Is being expanding on the north side of W. 
Markel Street for the boundary of the development. 
Exception from conventional zoning is warranted by design goals or other criteria and/or the need lo provide a variety of development opportunities 
within the community; An exemption Is warranted from regular-zoning as this PD proposes to provide different housing options for the community. 
The design of the development protects natural assets such as streams, wood lots, steep terrain, and other critical environments in the City; Not 
applicable in this request. 
Taken as a whole the development of the proposed PD will have a positive effect on the health, safety, and general welfare of the City; The proposed 
PD will create a positive effect on the community and will provide additional housing options. 
The General Plan appears capable of being Implemented by a Final Development Plan which meets all requirements of this Section. The General 
Plan is capable of implementation by a Final Development Plan. 

ZONING CODE: 
In reviewing a rezoning proposal, Section 1139.07 outlines the criteria on which to base decisions: 
(A) Whether the change in classification would be consistent with the intent and purpose of this Zoning Code. 
The rezoning would be consistent with the following sections of the Zoning Code: 
1131.02 (g) "To provide for creatively designed single-use and mixed-use Planned Developments, and to preserve their character and vitality through 
ongoing regulatory supervision." 
1131.02 (k) "To facilitate the efficient and economical development and use of land and public facilities." 
(B) Whether the proposed amendment is made necessary because of changed or changing conditions in the area affected, and, if so, the nature of 
such changed or changing conditions. No changes In the area have created this rezoning request. 
(CJ Whether the uses that would be permitted on the property if it were reclassified would be compatible with the uses permitted on other property in 

the immediate vicinity. The proposed use of the property Is compatible with the other uses in the immediate vicinity. Abutting the eastern and northern 
property lines are residential developments with the same uses as proposed. 
(D) Whether adequate utility, sewer, and water facilities, and all other needed public services exist or can be provided to serve the uses that would be 
permitted on a property if It were reclassified. 
The proposed PD can and will be served by City water and sewer. All other public services can be provided with the proposed rezoning area. 
(E) The amount of vacant land that currently has the same zoning classification as is proposed for the subject property, particularly in the vicinity of the 
subject property, and any special circumstances, in any, that make a substantial part of such vacant land unavailable for development. 
The property Is surrounded by developed land to the east, and northeast that hold residential zoning districts. There is no other land that holds the 
proposed PD zoning district designation with the vicinity. 
(F) Whether the proposed amendment would correct an error in the application of this Zoning Code as applied to the subject property. 
Not applicable In this request. 

Staff recommends that Planning Commission provide a positive recommendation to City Council to approve this request for PD Planned Development 
zoning and General Plan subject to the following conditions on the General Plan: 

A second egress is established and maintained for each phase in accordance with the Troy Fire Department regulations, and, 

The proposed rezoning is found to be consistent with the intent and purposes of the City of Troy Zoning Code, Comprehensive Plan and with similar zoning 
classifications and uses In the area. 

DISCUSSION: 

-Mr. Wolke stated he received an email from Council President William Lutz regarding the applicability of a Planned Development for this land. (Copy of 

email attached to original minutes.) Staff commented that when a traditional rezoning for this land was submitted to Council, a PD was indicated to be 

preferred and this submittal is in response. 

-Mr. Wolke noted that the Comprehensive Plan i_ndicated this land should be developed as industrial and he hopes that the new Comprehensive Plan 

Update looks at the diminishing industrial land in the City. Mr. Titterington commented that the Commission will be a "focus group" meeting with the 

consultant on the Comprehensive Plan update and this would be a topic of discussion at a meeting in that regard. 

-Mr. Titterington commented that storm water management was a concern expressed by neighbors when the previous rezoning was discussed. It was 

stated that two areas of a total of 11 acres for storm water management is proposed for this development to address those concerns. 

-Mr. Rider, for the applicant, commented that the plan is showing adequate area for storm water management, including room for expansion. 

-Mrs. Ehrlich asked about the Swailes Road Thoroughfare connection, and was advise that the Thoroughfare Plan provides for an Improvement of a 

Swailes Road connector to Wilson Road. 

PUBLIC HEARING: A motion was made by Mrs. Ehrlich, seconded by Mr. Titterington, that the Commission not hold a public hearing on the 

rezoning of the Somerset Reserve Subdivision. MOTION ADOPTED, UNANIMOUS ROLL CALL VOTE 

RECOMMENDATION: A motion was made by Mr. Wesbneyer, seconded by Mayor Oda, that the Troy Planning Commission recommends to Troy City 

Council that the 58.093 acre Somerset Reserve Subdivision Planned Development - Residential (PD-R), part of the property known as the lsem-Huegel 

Annexation, part of IL 11550, located at 3054 W. SR 55, along W. Market Street and Nashville Road, be rezoned from the County zoning classification of A-2, 

General Agriculture, to a City of Troy Planned Development- Residential (PD-R), and recommends approval of the General Plan, based on the findings of staff 

that: 

• The proposed rezoning is found to be consistent with the intent and purposes of the City of Troy Zoning 

Code, Comprehensive Plan, and with similar zoning classifications and uses in the area, and 

subject to the condition that a second egress is established and maintained for each phase in accordance with Troy Fire Department regulations. 

MOTION ADOPTED, UNANIMOUS ROLL CALL VOTE 

OTHER: Staff commented that the October 25 meeting will primarily be the Commission meeting as a focus group with the consultant for the 

Comprehensive Plan ·update. 

There being no further business, the meeting adjourned at 3:55 p.m. upon motion of Mrs. Ehrlich, seconded by Mr. Titterington, and approved by 

unanimous voice vote. 

Respectfully submitted, 

_____________Chairman 

_____________ Secretary 





Austin Eidemiller 

Planning & Zoning Manager TRCDY 
DIYILOPMINT 
DIPARTMINT 

TO: 

FROM: 

DATE: 

SUBJECT: 

Austin.eidemiller@troyohio.gov 

MEMORANDUM 

City of Troy Planning Commission Members 

Austin Eidemiller, Planning & Zoning Manager 

October 25, 2023 

Swank Annexation - Rezoning Request 

BACKGROUND: 
A request by owner, Monte Swank, for the planning commission to consider the rezoning of 2980 W. Fenner 
Road, Inlet 11560 (20.017 Acres), Inlet 11561 (22.931 Acres), and Inlet 11562 (10.007 Acres). The properties 
are located on Fenner Road north of the Edgewater Subdivision. The properties are currently zoned City 
Administered County Zoning due to annexation (0-12-2023). 

The land is currently used as agriculture and located north of the Edgewater Subdivision. The surrounding 
zoning districts include: R-4 Single Family to the south, County zoning of A-1 Domestic Agriculture to the east, 
and County Zoning of A-2 and A-1 to the north. Please see exhibit A Zoning Map. 

DISCUSSION: 
The Zoning Code describes the proposed R-4 zoning district as "designed to accommodate single-family 
dwellings on lots with areas of at least nine thousand (9,000) square feet per dwelling unit. This district will be 
mapped to protect areas that now meet these minimum lot sizes and for comparable areas which will develop 
in the future. The Comprehensive Plan describes the R-4 District as medium to high density." The 
Comprehensive Plan's Future Land Use Map (Figure 14-5) displays this property as future residential. 

A copy of Figure 14-5 has been attached to this report as exhibit B. 

In reviewing a rezoning proposal, Section 1139.07 outlines the criteria on which to base decisions: 

(A) Whether the change in classification would be consistent with the intent and purpose of this Zoning Code. 

The proposed rezoning is consistent with the Zoning Code. Section 1131.02(0) & (r) state the purposes 
of the Zoning Code are to preserve and enhance property value, and direct particular land uses to the 
parcel of land best suited for them. The proposed rezoning request achieves these purposes. 

(BJ Whether the proposed amendment is made necessary because of changed or changing conditions in the 
area affected, and, if so, the nature of such changed or changing conditions. 

The proposed rezoning is not made necessary because of changing conditions in the affected area. 
The proposed use will not have any adverse effects in the area and is similar to the residential uses 
that currently exist to the south. 

100 South Market Street, Troy, OH 45373-7303 
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Planning & Zoning Manager TR8Y 
Austin.eidemiller@troyohio.gov

DIVILOPMINT 
D PARTMINT 

(C) Whether the uses that would be permitted on the property if it were reclassified would be compatible with 
the uses permitted on other property in the immediate vicinity. 

The proposed use is compatible and similar to the residential uses that currently exist to the south in 
the Kensington Subdivision and the Edgewater Subdivision. 

(D) Whether adequate utility, sewer, and water facilities, and all other needed public services exist or can be 
provided to serve the uses that would be permitted on a property if it were reclassified. 

Adequate utilities can be provided to the reference property. 

(E) The amount of vacant land that currently has the same zoning classification as is proposed for the subject 
property, particularly in the vicinity of the subject property, and any special circumstances, in any, that make a 
substantial part of such vacant land unavailable for development. 

In the vicinity of the subject property, there is no unavailable vacant land for development with the R-
4 zoning classification. 

(F) Whether the proposed amendment would correct an error in the application of this Zoning Code as applied 
to the subject property. 

Not applicable in this request. 

PUBLIC HEARING: 
Due to the straight forward nature of the rezoning request, the compliance with the intent of the Zoning Code 
and Comprehensive Plan, and the fact that City Council is required to hold a public hearing if the request 
proceeds on, staff does not feel that a public hearing before the Planning Commission is warranted. 

RECOMMENDATION: 
It is staff's opinion that the proposed rezoning will achieve the desired development. Staff is recommending 
that the Planning Commission recommend approval of the proposed rezoning from City Administered County 
Zoning to R-4 Single-Family Residential, based on the following: 

1. The proposed rezoning is consistent with the intent and purposes of the City of Troy Zoning Code; and 
2. The proposed rezoning is consistent with the surrounding zoning districts; and 
3. The proposed rezoning complies with the Comprehensive Plan Future Land Use. 

100 South Market Street, Troy, OH 45373-7303 
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---- - -------

- ----------- ------ ---------

--- ------------

------------- - - -------------

Scheduled Planning Commission Meeting 
(Held every 2nd and 4th Wednesday of the month at 3:30 p.m.) 

Date Requested: _______ 
Applicant(s) scheduled on the agenda will be notified 

Office Use Only 

Date Filed _ ____ 
Accepted by ____ _ 
Filing Fee Pd. ___ _ 
Receipt# 

APPLICATION IS DUE TWO (2) WEEKS PRIOR TO MEETING 

APPLICATION FOR ZONING AMENDMENT 
CITY OF TROY PLANNING COMMISSION 

(MUST BE TYPED OR PRINTED LEGIBLY IN BLACK INK) 

(READ SECTION 1139 OF THE ZONING CODE BEFORE COMPLETING APPLICATION) 

An application for an amendment to the City of Troy, Ohio Zoning Code that would change the zoning classification for 

the property located at 2980 W. Fenner Road, Troy, Ohio 45373 
(Street Address) 

being lot number(s) 11560, 11561, and 11562 from A-2, General Agriculture to _,,R=---4_--=-----
(Parcel Identification Number) (Existing Zoning Classification) (Proposed Zoning Classification) 

OWNER APPLICANT 

Name Monte Swank Name Monte Swank 

Address 2980 w. Fenner Road Address 2980 w. Fenner Road 

City Troy City _T_ro_y_ __________ 

State Ohio State Ohio 

Zip Code 45373 Zip Code _4_5_3_7_3_ ________ _ 

Phone No. Phone No. 

Fax No. ____________ Fax No. 

Email Email 

The applicant is the _O_w_n_e_rc=s-ta-te_th_e-,n-te-re-st-of..,...th_e_a_pp_li_ca_nt...,...)---of the property, which is subject to this application. 

PLEASE PROVIDE THE FOLLOWING: 
1. The reasons for seeking a change in the zoning classification or zoning text: Attach as EXHIBIT "A". 
2. The legal description of the land proposed to be reclassified: Attach as EXHIBIT "B". 
3. A site plan prepared by a registered engineer, surveyor or architect in duplicate drawn to such scale as to clearly 

show: 
a. The actual dimensions of the subject property according to the recorded plat of such property, lot 

numbers, it's present zoning classification, existing and proposed uses: Attach as EXHIBIT "C". 
b. The present zoning classification of all surrounding lands located within two hundred and fifty (250) feet 

of the land proposed to be reclassified: Attach as EXHIBIT "D". 
c. A list (see example) of the names, addresses, and lot numbers of the owners of property within a radius 

of two hundred and fifty (250) feet from the parcel or parcels of land proposed to be reclassified: 
Attach as EXHIBIT "E" 

i. Include one (1) copy of County Tax Maps 
ii. Include two (2) sets of mailing labels 

4. 2 complete sets (Exhibits A-E) reproducible in a format no larger than 11"x17" 
5. Filing Fee of $250.00 made payable to the City of Troy 
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I HEREBY DEPOSE AND SAY THAT THE ABOVE STATEMENTS AND THE STATEMENTS CONTAINED IN ALL 
THE EXHIBITS PREPARED BY ME AND TRANSMITTED HEREWITH ARE TRUE. 

(Applicant Signature) 

Subscribed and sworn to before me this ___day of ______ , 20__ 

My Commission Expires ______ _________ 
(Month/DateN ear) 

(Notary Public) 

(For Office Use Only - Do Not Write Below This Line) 

REQUIRED DOCUMENTS: 

0 EXHIBIT A Reasons for Zoning Reclassification 
fill EXHIBIT B Legal Description 
WI EXHIBIT C Site Plan: lot dimensions, lot numbers, current zoning, existing and proposed uses 
I~ EXHIBIT D Site Map with Zoning & Owners within 250 feet of parcel 
0 EXHIBIT E Property Owners List within 250 feet of parcel 
wl Labels Two (2) Sets of Mailing Labels of Property Owners 
fill Copies (1) Complete Sets in a reproducible format 11"x17" 
~ Map(s) One (1) County Tax Map(s) 
0 Filing Fee Check issued to City of Troy for $250.00 

Additional Documentation (List): 

PLANNING COMMISSION DISPOSITION: 

PUBLIC HEARING DATE1-------- -------------

RECOMMENDATION TO CITY COUNCIL1-------------- - ---- - -

CITY COUNCIL DISPOSITION: 

1st Reading: 2nd: 3rc1: PUBLIC HEARING DATE 

COUNCIL COMMITTEE RECOMMENDATION 

AQ~roved: Denied: CITY COUNCIL ACTION 

Ordinance Number: 

Effective Date: 

Revised 10/25/11 
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.___ County Zoning (Outside Troy) 

Agriculture: 20 Acre Min. 

Agriculture-Residential: 5 Acre Min. 

R-1 Single Family Residential: 40,000 SqFt. 

R-2 Single Family Residential: 20,000 SqFt. 

R-3 Single Family Residential: 15,000 SqFt. 

R-3B Single Family Residential: 12,000 SqFt 

R-4 Single Family Residential: 9,000 SqFt. 

R-5 Single Family Residential: 6,000 SqFt. 

R-6 Two Family Residential: 3,000 SqFt/DU 

R-7 Multiple Family Residential: 3,000 SqFt./DU 

OR-1 Office-Residential: 3,000 SqFt./DU 

OC-1 Office-Commercial District 

B-1 Local Retail District 

B-2 General Business District 

B-3 Central Business District 

B-4 Highway Service Business District 

M-1 Planned Industrial District 

M-2 Light Industrial District 

M-3 General Industrial District 

PUD Planned Unit Development 

WO Wellhead Operation District 

City Administered County Zoning 

lnlof11560 
Inlet 11561 

lnlof11562, 
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Austin Eidemiller 

Planning & Zoning Manager TRctY 
DIYILOPMINT 
DIPARTMINT 

TO: 

FROM: 

DATE: 

SUBJECT: 

MEMORANDUM 

City of Troy Planning Commission Members 

Austin Eidemiller, Planning & Zoning Manager 

October 25, 2023 

1304 W. Main Street - Rezoning Request 

Austin.eidemiller@troyohio.gov 

BACKGROUND: 

A request by the applicant, Four Sons Development LLC for the Planning Commission to consider the rezoning 
of 1304 W. Main Street from R-4, Single Family Residential, to OR-1, Office Residence District. The property 
is located on W. Main Street east of South Lane. The applicant wishes to relocate a professional office to the 
subject property. 

The land is currently used as a single-family dwelling. The surrounding zoning districts include OC-1 Office­
Commercial District to the west and R-4 Single Family Residential surrounding the property. Please see 
attached Exhibit A - Zoning Map. 

DISCUSSION: 

The Zoning Code describes the proposed OR-1 zoning district as "designed to accommodate a mixture of 
residential and office uses. Medium intensity residential and office uses are permitted with a lot area 
requirement of three thousand (3,000) square feet per dwelling unit. Residential and office uses may be mixed 
in the same building or structure. A variety of personal service uses which are compatible with the other uses 
of the "OR-1" Office-Residence District are permitted. This district is mapped along major thoroughfares, near 
hospitals and as a transitional area between commercial and residential uses." 

The Comprehensive Plan's Future Land Use Map (Figure 14-3) displays this property in between existing 
residential and commercial uses. A copy of Figure 14-3 has been attached to this report. 

In reviewing a rezoning proposal, Section 1139.07 outlines the criteria on which to base decisions. Staff 
analysis can be found in Red below: 
(A) Whether the change in classification would be consistent with the intent and purpose of this Zoning Code. 

The proposed rezoning is consistent with the Zoning Code. Section 1131.02( o) & ( r) state the purposes of the 
Zoning Code are to preserve and enhance property value, and direct particular land uses to the parcel of land 
best suited for them. The proposed rezoning request achieves these purposes. 

(BJ Whether the proposed amendment is made necessary because of changed or changing conditions in the 
area affected, and, if so, the nature of such changed or changing conditions. 
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The proposed rezoning is not made necessary because of changing conditions in the affected area. The 
proposed use will not have any adverse effects in the area. Commercial uses exist to the west of the subject 
property. 

(C) Whether the uses that would be permitted on the property if it were reclassified would be compatible with 
the uses permitted on other property in the immediate vicinity. 

The proposed use is compatible and similar to the commercial uses that currently exist to the west. 

(D) Whether adequate utility, sewer, and water facilities, and all other needed public services exist or can be 
provided to serve the uses that would be permitted on a property if it were reclassified. 

Adequate utilities are being provided to the property in reference. 

(E) The amount of vacant land that currently has the same zoning classification as is proposed for the subject 
property, particularly in the vicinity of the subject property, and any special circumstances, in any, that make a 
substantial part of such vacant land unavailable for development. 

In the vicinity of the subject property, there is no unavailable vacant land for development with the OR-1 zoning 
classification. 

(F) Whether the proposed amendment would correct an error in the application of this Zoning Code as applied 
to the subject property. 

Not applicable in this request. 

PUBLIC HEARING: 

Due to the straight forward nature of the rezoning request, the compliance with the City of Troy Comprehensive 
Plan, and the fact that City Council is required to hold a public hearing if the request proceeds on, staff does 
not feel that a public hearing before the Planning Commission is warranted. 

RECOMMENDATION: 

It is staff's opinion that the proposed rezoning will achieve the desired transitional district as discussed in the 
City of Troy's Comprehensive Plan and Zoning Code. The intent of the OR-1 is act as a transitional area 
between commercial and residential uses. The Comprehensive Plan shows this area as existing residential 
and commercial uses and the requested rezoning will not deviate from the Comprehensive Plan. 

Staff is recommending that the Planning Commission recommend approval of the proposed rezoning from R-
4 Single Family Residential to OR-1 Office Residence District, based on the following: 

o The proposed rezoning is consistent with the intent and purposes of the City of Troy Zoning Code; and 
o The proposed rezoning is consistent with the surrounding zoning districts; and 
o The proposed use is consistent with permitted uses in the OR-1 district; and 
o The proposed rezoning is consistent with the City of Troy Comprehensive Plan. 
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Exhibit A - Zoning Map 

1:1,12810/18/2023, 11 :37:30 AM 
Miami County Parcels 

0 stManhole 

New Parcels 

Citylimits 

Troy Streets 

Zones 

D County Zoning (Outside Troy) 

Agriculture: 20 Acre Min. 

Agriculture-Residential: 5 Acre Min. 

R-1 Single Family Residential: 40,000 SqFt. 

R-2 Single Family Residential: 20,000 SqFt. 

R-3 Single Family Residential: 15,000 SqFt. 

R-3B Single Family Residential: 12,000 Sqft 

R-4 Single Family Residential: 9,000 SqFt. 

R-5 Single Family Residential: 6,000 SqFt. 

R-6 Two Family Residential: 3,000 SqFt/DU 

R-7 Multiple Family Residential: 3,000 SqFt./DU 

OR-1 Office-Residential: 3,000 SqFt.lDU 

OC-1 Office-Commercial District 

B-1 Local Retail District 

B-2 General Business District 

B-3 Central Business District 0 0.01 0.01 0.03mi 

B-4 Highway Service Business District 
0 0.01 0.03 0.06km 

M-1 Planned Industrial District 

M-2 Light Industrial District 

M-3 General Industrial District 

PUD Planned Unit Development 

WO Wellhead Operation District 

City of Troy 
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Office Use Only Scheduled Planning Commission Meeting 
(Held every 2nd and 4th Wednesday of the month at 3:30 p.m.) 

Date Filed I 
Accepted b~ ~~~-=---Date Requested: _______ 
Filing Fee Pd. ')Applicant(s) scheduled on the agenda will be notified 
Receipt # =' '-----=--=- ~ --

APPLICATION IS DUE TWO (2) WEEKS PRIOR TO MEETING 

APPLICATION FOR ZONING AMENDMENT 
CITY OF TROY PLANNING COMMISSION 

(MUST BE TYPED OR PRINTED LEGIBLY IN BLACK INK) 

(READ SECTION 1139 OF THE ZONING CODE BEFORE COMPLETING APPLICATION) 

An application for an amendment to the City of Troy, Ohio Zoning Code that would change the zoning classification for 

the property located at 1304 w. Main Street Troy, OH 45373 
(Street Address} 

being lot number(s) D0B-0961 00 from R-4 to OR-1 
(Parcel Identification Number) (Existing Zoning Classification) (Proposed Zoning Classification) 

OWNER APPLICANT 

Name Four Sons Development, LLC Name ---------- - ----
Address _______ ______ Address 

City Troy City 

State OH State 

Zip Code _4_5_3_7_3________ Zip Code 

Phone No. 937-672-1260 Phone No. 

Fax No. _____________ Fax No. 

Email wade8276@yahoo.com Email 

The applicant is the _a_g_e_n_t______________ of the property, which is subject to this application. 
(State the interest of the applicant) 

PLEASE PROVIDE THE FOLLOWING: 
1. The reasons for seeking a change in the zoning classification or zoning text: Attach as EXHIBIT "A". 
2. The legal description of the land proposed to be reclassified: Attach as EXHIBIT "B". 
3. A site plan prepared by a registered engineer, surveyor or architect in duplicate drawn to such scale as to clearly 

show: 
a. The actual dimensions of the subject property according to the recorded plat of such property, lot 

numbers, it's present zoning classification, existing and proposed uses: Attach as EXHIBIT "C". 
b. The present zoning classification of all surrounding lands located within two hundred and fifty (250) feet 

of the land proposed to be reclassified: Attach as EXHIBIT "D". 
c. A list (see example) of the names, addresses, and lot numbers of the owners of property within a radius 

of two hundred and fifty (250) feet from the parcel or parcels of land proposed to be reclassified: 
Attach as EXHIBIT ..E" 

i. Include one (1) copy of County Tax Maps 
ii. Include two (2) sets of mailing labels 

4. 2 complete sets (Exhibits A-E) reproducible in a format no larger than 11"x17" 
5. Filing Fee of $250.00 made payable to the City of Troy 

Page 1 of 2 
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_

I HEREBY DEPOSE AND SAY THAT THE ABOVE STATEMENTS AND THE STATEMENTS CONTAINED IN ALL 
THE EXHIBITS PREPARED BY ME AND TRANSMITTED HEREWITH ARE TRUE. 

(App I ant Signature) 

l -t ~ day of L'\. '- /J - - , 20 "2.Subscribed and sworn to before me this ___._7__ ~ ~:., 

My Commission Expires ~ ) Of z.ot6 
Month/DateNear) 

~ Salome Hekate\ s. Huak
Notary Public, State of Ohio 

(Notary Public)My Commission Expires:( ➔ March 30, 2026.f 

,,.,#,,,fi,,f?,,,f,,,,,'"'''"' 

(For Office Use Only - Do Not Write Below This line} 

,..,,,,,,,,i'A''',,,,,,, 

REQUIRED DOCUMENTS: 

D EXHIBIT A Reasons for Zoning Reclassification 
7 EXHIBIT B Legal Description 
r l EXHIBIT C Site Plan: lot dimensions, lot numbers, current zoning, existing and proposed uses 
17 EXHIBIT D Site Map with Zoning & Owners within 250 feet of parcel 
I ] EXHIBIT E Property Owners List within 250 feet of parcel 
n Labels Two (2) Sets of Mailing Labels of Property Owners 
n Copies (1) Complete Sets in a reproducible format 11"x17" 
n Map(s) One (1) County Tax Map(s)
D Filing Fee Check issued to City of Troy for $250.00 

Additional Documentation (List): 

PLANNING COMMISSION DISPOSITION: 

PUBLIC HEARING DATE ,----------------------

RECOMMENDATION TO CITY COUNCIL•----------------------

CITY COUNCIL DISPOSITION: 

_1_s_t R_e_a_d_in....,..g'--: ___ 2nd ___: rd _____3__:_____ PUBLIC HEARING DATE 

1---------------------- COUNCIL COMMITTEE RECOMMENDATION 

,_A....__p~pr_o_ve_d_:________D_e_n_ie_d_: ______ _ CITY COUNCIL ACTION 

Ordinance Number: 

Effective Date: 

Revised 10/25/11 
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EXHIBIT "A" 

Fours Sons Development, LLC seeks to change zoning per sale contract stipulation with new prospective 

buyer. New buy plans to put real estate office at location. 

(Four Sons Development, LLC) 



EXHIBIT 11 811 
: 



MATTHEW W. GEARHARDT, Miami Co. Auditor MIAMI COUNTY, TROY, OHIO 
04/19/2023 02:47:57 PM 

REFERENCES 0~~ 
Total Fee: ,..___3..a;.~.;::;....a...0aa...O__ 
ORC 319.54 ~s-~1..10...,s~-....o~D-----
ORC 322.02$______1..._Ie.....S=•..,._Qt...,_'.)__ 
Exempt D 

RECOROING FEE 34.00 
PAGES 2 

DESCRIPTION APPROVED 
MIAX' COUN1Y ENJr .EER
BY QP DATE4 I'\ 2.:; 

GENERAL~ DEED 
Joseph T. Zimmerman, unmarried, and Abigayle P. Grigsby flea Abigayle P. 

Zimmerma11, unmarried, for valuable consideration paid, grants with general warranty covenants, 
to Four Sons Development LLC, an Ohio limited liability company, whose tax-mailing address is 
305 West Water St.. Troy, Ohio 45373. the following REAL PROPERTY: 

Situate in the State of Ohio, County of Miami, and in the City of Troy and being a part of 
Outlot Numbered Two Hundred Thirty (230) bounded and described as follows: 

Beginning at a point oo the North line of Outlot 230 which is South 61° 50' East 97.1 feet 
from an iron pin at the Northwest corner of Outlot 230; thence South 61° 50' East 130 feet; 
thence South 28° 10' West 160 feet; thence North 61° SO' West 130 feet; thence North 2S° 10' 
East 160 feet to the place of beginning, containing 0.4775 acre. Reference is made to Volume 
4, pgae 40 and-Volume 20, Page 43, Miami County Engineer's Records ofLot Surveys. 

Subject to all easements, conditions, restrictions and limitations of record and all legal 
highways. 

Parcel No.: DOS-096100 

Grantee herein assumes and agrees to pay all taxes and assessments due and payable in 
July, 2023 and thereafter. 

Prior instrument reference: Instrument No. 2016OR-11679 and 2016OR-13385 of the 
Records ofMiami County, Ohio. 



Executed this J8'h day ofApril, 2023. 

seph T. ~erman 

AbigayPGrig ~~~· y ~t1&-J 

STATE OF OHIO COUNTY OF MIAMI SS: 

BE IT REMEMJ3ERED, that on this 18th day of April, 2023, before me, the subscriber, a 
Notary Public in and for said state, personally came, Joseph T. Zimmerman, unmarried, and 
AbigayJe P. Grigsby, unmarried, the Grantors in the foregoing deed, and acknowledged the signing 
thereof to be their voluntary act and deed. 

IN TESTIMONY THEREOF, I have hereunto subscribed my name and affixed my 
notarial seal on the day and year last aforesaid. 

~Q~-
Notary Public 

THIS INSTRUMENT PREPARED BY: 
Jonathan S. Zweizig, Attorney at Law, 18 E. Water Street, Troy, OH 45373 
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TROY EXECUTIVE SUMMARY
OHIO 

A. INTRODUCTION 
The Troy Comprehensive Plan is a central organizing document 
used for planning and managing growth in the City. It consists 
of set of official city policies regarding long term development, 
and land use maps that indicate the types and densities of uses 
allowed in a given area. The City requires development 
regulations and other city standards to follow the general policy 
direction set by the Comprehensive Plan. The Plan serves as a 
flexible blueprint to guide future decision making by the City, 
community organizations, private entities and citizens. 

The 2005 Comprehensive Plan is a 20-year plan which is to be 
updated every five years. The previous plan was updated in 
1989. More information about previous comprehensive planning 
efforts can be found in the Introduction Chapter. 

B. PLANNING PROCESS 

The process followed to develop this Comprehensive Plan 
began with a substantial effort to gather relevant information 
about the City from a purely analytical standpoint. Throughout 
this Plan, Troy has been described and analyzed in great detail, 
thus providing an excellent description of many dimensions of 
the City. After compilation of a rough draft of the 
Comprehensive Plan, work turned toward a more creative and 
engaging process with public visioning sessions and Planning 
Commission workshops. In this later phase, emphasis was 
directed toward creative thinking about the most pressing 
community issues, goals, and required actions to meet expected 
challenges. The goals, issues, and actions were defined into the 
following categories: 

Goals: Aim and purpose; 

Strategies/Policies: A method for achieving an end. A 
method of action selected to guide and determine 
present and future decisions; 

Related Initiative: An introductory step; and 

Output Measures: A suitable limit; to determine the 
extent or amount; capacity of something ascertained by 
measuring; to bring into comparison or competition; 
the amount produced. 
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C. VISION PROCESS 
The Visioning Process included several early visioning sessions 
held at the Troy High School in Fall of 2003 (See Visioning 
Report Appendix I). The process uncovered many questions that 
were addressed in response to the issues raised by the 
community. As a result of the vision process, the following 
general themes emerged: 

General Themes 

♦ Troy has a strong tradition and exceptional track record 
with respect to economic development; providing the City 
with quality jobs, a strong economic base and the resources 
necessary to provide a high level of services and civic 
amenities. This success is the product of strong leadership 
and sustained commitment that will certainly continue in 
the future. 

♦ The City is generally supportive of physical growth so 
long as such growth represents a measured, steady, and 
comprehensive planned expansion of the City. 

♦ It has been recognized that there is a need for ongoing 
monitoring of housing choices in the City and the 
balance between the demand and supply of commercial 
space. The City will use its planning and zoning authority 
to carefully expand the supply of various kinds of 
residential and commercial zoning to balance community­
wide needs. 

♦ While growth is important, the City is also interested in 
defining and carrying out focused and deliberate actions to 
help redevelop and maintain older areas of town. 

♦ City leaders recognize the potential of the City to become 
better known as a unique destination. The Downtown 
Troy area, with its unique shops and restaurants, is the heart 
of this draw, and further development of this special place 
is a definite City priority. 

♦ The City recognizes the importance of open spaces, 
parks, and recreation to overall community livability 
and will continue to emphasize the development of these 
outstanding community assets. 

The above general themes provided the basis in which to create 
14 elements representative of the City's purpose and function. 
The Comprehensive Plan is therefore divided into the following 
14 Chapters: 

1. Introduction 
2. Community Profile 
3. Population and Demographic Trends 
4. Housing 
5. Economic Trends 
6. Physical Characteristics and Natural Resources 
7. Utilities 
8. Transportation and Mobility 
9. Land Use Trends 
10. The Downtown Troy Historic District 
11. Community Facilities and Services 
12. Parks, Recreation, and Open Space 
13. Visioning 
14. Future Land Use and Thoroughfare Plan. 

A Glossary of Terms and Appendices with supporting 
documents follow. 
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Each of the 14 elements or chapters of the Plan serve as a 
foundation for future policies. This Plan has been organized 
with the first 12 chapters consisting of quantitative data 
illustrating where the City has been and where it is today. 
Historical trends using statistics and other critical data provide a 
picture of where the City is heading in the future. Chapter 13 
consists of goals and strategies to achieve the City's vision. 
Chapter 14 consists of the Future Land Use and Thoroughfare 
Plan. 

As a product of all the public visioning meetings, surveys and 
work sessions; a number of goals, strategies, initiatives, and 
output measures were created as part of Chapter 13. The data 
and processed information from both Chapter 13 and 14 were 
further distilled into the Implementation Plan of this Executive 
Summary. 

D. IMPLEMENTATION PLAN 
Specific goals and action items were provided from Chapters 13 
and 14, which were grouped from the following seven topic 
areas: 

1. Neighborhoods and Housing; 
2. Economic Development; 
3. Downtown Development; 
4. Land Use and Thoroughfare; 
5. Urban Design; 
6. Community Facilities and Services; and 
7. Parks and Open Space. 

The Implementation Plan consists of the above seven topic areas 
with a list of goals and action items following. The numbered 
goals and sequence of "bullet" action items are not prioritized in 
any fashion. Goals and action items are assigned time frames 
and a lead agency. The time frames range from "ongoing" to 
"long range". See the below key for abbreviations and time 
periods. 

KEY: 
O=Ongoing 
I= Immediate (within 2 Years) 
S = Short-Term (within 5 Years) 
M = Mid-Term (5-15 Years) 
L = Long-Term (beyond 15 Years) 
Lead agency or agencies shown in italics 

NEIGHBORHOODS AND HOUSING 
#1 Goal: The City of Troy will offer residents a wide range 
of housing choices, providing many options for all types of 
people as they move through various stages of life. 
♦ Perform a Zoning Code update. 
(I; Planning & Development) 
♦ Perform a City wide condominium study. 
(I; Planning & Development) 
♦ Implement conservation design standards. 
(I; Planning & Development) 

#2 Goal: To have a ratio of owner-occupied housing and 
rental housing that is equal to or better than the state and 
national statistics. 
♦ Seek grants to fund down payment assistance and housing 

rehabilitation. 
(O; Planning & Development) 

#3 Goal: To avoid a concentration of low-to-moderate­
income (LMI) housing anywhere in the City. 
♦ Stricter enforcement of local building, housing, and health 

codes. 
(O; Planning & Development) 
♦ Promote the existing Community Reinvestment Area. 
(O; Planning & Development) 
♦ Investigate the rezoning of older areas from industrial and 

multi-family residential to single-family residential use. 
(O; Planning & Development) 
♦ Initiate housing programs for first time homeowners and 

rehabilitation hobbyists. 
(I; Planning & Development) 
♦ Investigate and recommend strategies to decrease LMI 

housing concentrations. 
(I; Planning & Development) 
♦ Provide a community comparison report on other housing 

programs. 
(I; Planning & Development) 

#4 Goal: To protect and restore historically significant 
residential properties and individual units. 
♦ Perform surveys and studies of public attitudes towards 

historic preservation. 
(0; Troy Historical Society) 
♦ Encourage grass root efforts with housing improvement 

programs; incentives; architectural consultation; 
information awareness programs; workshops; literature to 
homeowners; assistance with identification of historic 
neighborhoods (signs, entry areas, landscaping, bronze 
markers); historic merit awards; and a list of reliable 
contractors with skills to perform historic work. 

(O; Planning & Development, Troy Main Street, Troy Historical 
Society, SW Historic District) 
♦ Investigate amending Ordinances to provide "ad-hoc" 

representation to the Planning Commission for historic 
reviews, and more regulation on window replacements. 

(I; Planning & Development) 
♦ Research the feasibility of raising grass root efforts in 

spreading the concept of volunteer neighborhood 
associations to other areas in Troy. 

(S; Planning & Development, Troy Historical Society) 
♦ Assist interest groups in the possibility of a volunteer 

initiated deed restriction for a historic neighborhood 
district. 

(S; Planning & Development, Troy Historical Society, SW 
Historic District) 
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#5 Goal: To eliminate poor housing conditions from further 
property decline and encourage infill, rehabilitation and 
restoration. 
♦ Investigate the use of land banks, land re-utilization 

programs for tax delinquent properties, gift of deeds in lieu 
of foreclosure and property receivership programs. 

(S; Planning & Development, Troy Historical Society, SW 
Historic District) 
♦ Stimulate single-family residential in-fill development by 

utilizing development incentives such as Community 
Reinvestment Area's, below market rate interest loans, 
housing trust funds, available tax credit programs, rezoning 
ofnon-conforming lots and grants. 

(O; Planning & Development) 
♦ Review zoning classifications in some central City areas to 

encourage adaptive reuse ofbuildings and property. 
(O; Planning & Development) 

#6 Goal: To carefully expand residential areas commensu­
rate with community facilities such as schools, parks and 
utilities. 
♦ Review and perform a Subdivision Regulations update. 
(I; Engineering, Planning & Development, Parks) 
♦ Perform a Cost of Services Study (CSS), Level of Service 

(LOS) Study, Fiscal Impact Analysis, Impact Fee Study, 
and/or a Land Evaluation Site Assessment (LESA) to use 
as standards for measuring public financial and service 
sustainability of the community. 

(S; Planning & Development, Engineering, Safety/Service 
Director) 
♦ Review and amend City ordinances concerning permit fees 

accordingly. 
(S; Planning & Development, Engineering, Safety/Service 
Director) 

ECONOMIC DEVELOPMENT 

#1 Goal: Retain and expand employment base 
♦ Perform company surveys to evaluate and assess business 

trends and needs, and provide direct point to point contact 
with CEO's utilizing resource partners. 

(O; Planning & Development, Troy Development Council) 
♦ Create retention and expansion strategies to specifically 

target the needs and interests oflocal companies. 
(O; Planning & Development, Troy Development Council) 
♦ Encourage further partnership efforts with the Troy 

Development Council and the Business First Program. 
(O; Planning & Development, Troy Development Council) 
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#2 Goal: Plan for and develop a Regional Employment 
Center 
♦ Develop a large employment center that is generally west of 

1-75 and north of the current corporation limits. 
(M; Safety/Service Director) 
♦ Pursue economic cooperative agreements with adjacent 

townships to promote industrial development. 
(O; Planning & Development, Troy Development Council) 
♦ Recruit new business and industry that will provide long 

term, quality employment opportunities. 
(O; Planning & Development, Troy Development Council) 
♦ Continue workforce development efforts so that workforce 

skills match future jobs. 
(O; Planning & Development, Troy Development Council) 
♦ Create a Growth Development Policy. 
(O; Planning & Development, Safety/Service Director) 

#3 Goal: Capture economic development opportunities from 
local business expansions and spin offs. 
♦ Create an inventory of large, medium and small size 

businesses and industries. 
(O; Troy Development Council, Planning & Development) 
♦ Continue to strategize for opportunities in soliciting 

industry suppliers and company expansions. 
(O; Troy Development Council, Planning & Development) 
♦ Conduct trade missions with European and Asian industries 

and participate with local and regional economic 
development organizations. 

(O; Planning & Development, Troy Development Council) 

#4 Goal: Use or reuse vacant or underutilized commercial 
and industrial structures. 
♦ Update Zoning Code. 
(I; Planning & Development) 
♦ Pursue Clean Ohio funds for clean up of sites with 

environmental issues. 
(O; Planning & Development) 
♦ Perform an Inventory of the total number of functional 

obsolete buildings. 
{I; Planning & Development) 
♦ Investigate feasibility of a business incubator leveraging 

local and federal funds. 
(S; Safety/Service Director) 

#5 Goal: Ensure an adequate supply of viable industrial land 
for both small and large companies. 
♦ Following the Future Land Use and Thoroughfare Plan, 

ascertain costs and procedures necessary to secure land for 
future industrial development. 

(I; Planning & Development, Troy Development Council, 
Safety/Service Director) 
♦ Compile cost of public services, pricing from utility 

companies and for design-build-to-suite applications. 
(M; Engineering, Planning & Development) 
♦ Seek options, costs, and the legal steps necessary for future 

industrial growth. 
(O; Troy Development Council, Planning & Development) 
♦ Create a growth management plan reflective of future 

developable areas of the City. 
(S; Safety/Service Director) 
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#6 Goal: Include provisions for high-speed 
telecommunications infrastructure for future industrial 
development. 
♦ Subdivision Regulations update. 
(I; Engineering, Planning & Development) 
♦ Perform a feasibility study for the type of broad band 

technology needed for area companies. 
(I; Safety/Service Director, Planning & Development) 
♦ Survey needs of existing industries and potential high 

technology users. 
(I; Safety/Service Director, Planning & Development) 

DOWNTOWN DEVELOPMENT 

#1 Goal: Promote the use of the vacant second and third 
story floors, with the installation of elevators, walkways and 
off-street parking areas, and maintain first floor levels with 
retail and other compatible uses. 
♦ Zoning Code update. 
(I; Planning & Development) 
♦ Create a special study which investigates the opportunities 

for shared elevators. 
(S; Troy Main Street, Downtown Business Association, 
Planning & Development) 
♦ Conduct research to determine buildinf code variances with 

the state to allow occupancy for the 2° and 3rd floor. 
(O; Planning & Development) 
♦ Examine creative financial methods such as a special 

improvement district, shared tax district or tax increment 
financing. 

(I; Planning & Development) 
♦ Perform a detailed inventory of all the floors of the 

Downtown buildings, including the vacancies, conditions, 
uses, and lease rates. 

(O; Troy Main Street, Planning & Development) 

#2 Goal: Encourage Downtown property owners to reinvest 
in their properties through economic incentives. 
♦ Promote the Community Reinvestment Area Program to 

property owners in the Downtown. 
(O; Planning & Development) 
♦ Continue to administrate and promote the Downtown 

Building Repair Program. 
(O; Planning & Development) 

#3 Goal: Support a "theme" for Downtown and market/ 
destination niches. 
♦ Complete a preliminary assessment by identifying 

properties, kinds of uses, and infrastructure improvements 
needed. 

(I; Troy Main Street, Engineering) 
♦ Following the Walkable Community Workshop of 2004, 

designate an arts district and concert park Downtown 
seeking funding from a Downtown Revitalization Grant. 

(I; Troy Main Street, Engineering, Planning & Development) 

#4 Goal: Continued safeguarding of the downtown's historic 
and architecturally significant buildings. 
♦ Develop an illustrated design and renovation guideline 

book. 
(I; Planning & Development) 
♦ Allow for ad hoc representation to the Planning 

Commission from historic home owners or historic 
neighborhood association. 

(O; Planning & Development) 
♦ Examine the possibility of adding bronze plaques for 

referencing historically significant buildings. 
(I; Troy Main Street, Planning & Development) 
♦ Compare and evaluate property improvement changes with 

the Ohio Historic Inventory forms. 
(O; Planning & Development) 
♦ Create a historic district map for pedestrian use Downtown. 

(O; Troy Main Street) 

LAND USE AND THOROUGHFARE 

#1 Goal: To develop a new, world class, regional 
employment center that will provide area residents with 
ample employment opportunities. 
♦ Create strategic plans in developing a regional employment 

center, focusing on compatible land use and needed 
infrastructure. 

(M; Safety/Service Director) 

#2 Goal: To provide adequate easy, safe and convenient 
interstate access to this regional employment center. 
♦ Conduct Engineering study to determine if a new I-75 

interchange at Eldean Road is feasible. 
(I; Engineering) 
♦ Investigate the creation of a central organization such as a 

Transportation Improvement District (TID) or a Port 
Authority. 

(I; Troy Development Council, Safety/Service Director) 

#3 Goal: Maintenance of open roadway corridors to allow 
for future road construction and widening in association 
with private development. 
♦ Create an inventory list and map of specific locations of 

future interchanges and widening that impacts Major and 
Minor Collectors. 

(O; Engineering) 

#4 Goal: To protect existing roadway capacity with access 
management guidelines. 
♦ Amend Subdivision and Construction Management Codes 

that addresses access management in a clear and complete 
manner. 

(I; Engineering) 

Page 11 EXECUTIVE SUMMARY iv 



#5 Goal: To maintain a marketable balance between the 
supply and demand for retail space. 
♦ Maintain inventory of vacant retail space. 
(O; Development) 

#6 Goal: To eliminate existing intersection capacity and 
safety problems (See also Figure 14-6 for a list and location 
of identified intersection problem areas). 
♦ Pursue available funding sources to address identified 

intersection problems. 
(I; Engineering). 
♦ Improve Nashville Road/SR 55 intersection. 
(I; Engineering) 
♦ Improve Wilson Road/SR 55 intersection. 
(M; Engineering) 
♦ Extension of Swailes Road to Wilson Road at SR 55. 
(L; Engineering) 
♦ Improve Swailes Road curves between Peters Road and CR 

25A. 
(L; Engineering) 
♦ Improve Washington Road/SR 718 intersection, realign to 

Wilson Road. 
(I; Engineering) 
♦ Improve McKaig Road. 
(1-S; Engineering) 
♦ Improve Wilson Road curve south of SR 718. 
(S; Engineering) 
♦ Realign Washington Road and improve intersection at SR 

41. 
(I; Engineering) 
♦ Realign Eldean Road to Forest Hill Road at SR 41. 
(L; Engineering) 
♦ Construct roadway connection between South Stanfield 

Road and Barnhart Road between McKaig Road and SR 
718. 

(M; Engineering) 
♦ Extension of Dorset Road north to Eldean Road with 

driveway connection to UVMC. 
(S-M; Engineering) 

♦ Construct new Interstate 75 interchange at Eldean Road. 
(M-L; Engineering) 
♦ Improve Eldean Road/Experiment Farm Road intersection. 
(S; Engineering) 
♦ Construct Northeast Connector from North CR 25A east to 

Troy-Sidney Road with bridge over Great Miami River. 
(M-L; Engineering) 
♦ Construct Northeast Connector from Troy-Sidney Road 

east to Troy-Urbana Road with bridge over RR tracks. 
(M; Engineering) 
♦ Construct Northeast Connector from Troy-Urbana Road 

south to Old Staunton Road. 
(L; Engineering) 
♦ Realign Troy-Urbana Road/Troy-Piqua Road intersection. 
(S; Engineering) 
♦ Improve Dye Mill Road. 
(S; Engineering) 
♦ Extension of Dye Mill Road west to Swailes Road. 
(L; Engineering) 

♦ Extension of Williams Street to Jeep and Patton Streets. 
(L; Engineering) 
♦ Improve Sayers Road. 
(L; Engineering) 

♦ Realign Ridge A venue/McKaig Road intersection. 
(I; Engineering) 
♦ Extension of West Street from Garfield Street to Grant 

Street. 
(S; Engineering) 
♦ Improve Water Street/Elm Street intersection. 
(I; Engineering) 
♦ Improve railroad crossings (6). 
(O; Engineering) 
♦ Construct new roadway from Washington Road east to 

Carriage Crossing Subdivision. 
(O; Engineering) 
♦ Extension ofForest Hill Road south to SR 55. 
(L; Engineering) 
♦ Improve Horseshoe Bend Road/SR 55 intersection. 
(L; Engineering) 
♦ Improve Peters Road curve near Troy Country Club. 
(S-M; Engineering) 

♦ Improve Peebles Road/SR 718 Intersection. 
(M; Engineering) 
♦ Improve Troy-Urbana Road/Polecat Road intersection. 
(L; Engineering) 
♦ Improve Troy-Urbana Road/Cathcart Road intersection. 
(L; Engineering) 
♦ Relocate Eldean Road north to intersection with 

Troy- Sidney Road with bridge over RR tracks. 
(L; Engineering) 
♦ Construct new roadway from Eldean Road south to Troy-

Sidney Road. 
(M; Engineering) 
♦ Extend Lee Road east to Northeast Connector. 
(O; Engineering) 
♦ Construct new roadway from Dye Mill Road east to SR 202 

with bridge over the Great Miami River (Recreation Trail). 
(L; Engineering) 
♦ Extension of Southview Drive to Pleasantview Drive with 

bridge over waterway. 
(O; Engineering) 
♦ Extension ofFox Harbor Drive to "Old" Washington Road. 
(S-M; Engineering) 
♦ Improve Barnhart Road curves between SR 55 and Swailes 

Road. 
(S; Engineering) 
♦ Construct Northeast Connector from SR 202 to SR 55. 
(L; Engineering) 
♦ Replace Adams Street Bridge over Great Miami River. 
(M; Engineering) 
♦ Extension of Barnhart Road south from Swailes Road to 

Monroe-Concord Road. 
(L; Engineering) 
♦ Construct new roadway from Floral Avenue east to Dye 

Mill Road. 
(L; Engineering) 

#7 Goal: To encourage conservation design in developing 
areas. 
♦ Amend the Subdivision and Zoning Ordinances to reflect 

conservation design (See Glossary of Terms) principals and 
guidelines. 

(I; Engineering, Planning & Development) 
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URBAN DESIGN 

#1 Goal: To encourage New Urbanism principles in new 
development and redevelopment areas. 
♦ Provide Zoning and Subdivision Code revisions to reflect 

New Urbanism (See Glossary ofTerms) principles. 
(I; Engineering, Planning & Development) 
♦ Encourage New Urbanism concepts for infill development, 

especially in historic areas. 
(S; Planning & Development) 
♦ Incorporate design standards for commercial development 

to require consistency in design in items such as decorative 
lighting, pavers or concrete paint for walk ways, benches, 
gable roofs, projections on front building walls, no neon 
signs, etc. 

(S; Planning & Development) 
♦ Investigate legislative changes that would allow the 

Planning Commission (or possible new sub-committee) to 
conduct site plan review for non-residential development 
which would require both conventional code requirements 
and urban design standards. 

(I; Planning & Development) 

#2 Goal: To create attractive and dramatic gateways into 
Troy that provides a sense of arrival and positive first 
impression. 
♦ Plan for gateway development projects for both the primary 

roads and the secondary roads. 
(S; Safety/Service Director) 
♦ Seek funding sources such as the Transportation 

Enhancement Program (See Glossary of Terms) with 
MVRPC. 

(S; Safety/Service Director, Engineering) 

#3 Goal: Create an inviting and well landscaped community 
with high development standards. 
♦ Relocation of utilities underground should be looked at for 

the main thoroughfares (See Figure 8-1) throughout Troy. 
(O; Engineering) 
♦ Study options for improved urban design standards 

(including building design) with the parallel issue of 
determining what levels of plan review are needed to 
implement such requirements. 

(I; Engineering, Planning & Development) 

#4 Goal: To continue to find ways to include public art as an 
important community element. 
♦ Create a strategy to fund public art through development 

and redevelopment fees. 
(S; Service Safety Director, Mayor) 
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COMMUNITY FACILITIES AND SERVICES 
#1 Goal: To provide a growing community with 
appropriately expanding public infrastructure. 
♦ Define specifically how larger development areas will be 

served economically with collection and distribution lines, 
and how to finance such improvements. 

(S; Utilities) 
♦ Explore the feasibility of a Storm Water Utility (See 

Glossary of Terms). 
(S; Engineering, Utilities) 

#2 Goal: Maintain high quality public safety services 
♦ Implement the assorted recommendations contained in the 

2003 Fire Study (See Appendix C). 
(O; Fire Department, Engineering) 

#3 Goal: To facilitate broadband and state-of-the-art 
telecommunications infrastructure to local businesses and 
residents. 
♦ Implementation of recommendations from the Troy 

Technology Team, a volunteer Information Technology 
group. 

(O; Safety/Service Director) 

PARKS AND OPEN SPACE 

#1 Goal: To expand the park system and open space 
requirements commensurate with population growth. 
♦ Update the Subdivision Regulations after re-examining the 

parkland dedication requirements and requirements for 
connections to parkland. 

(I; Engineering, Planning & Development) 
♦ Create standards or guidelines for future development 

taking in consideration both community parks and 
neighborhood parks. 

(O; Engineering, Parks) 
♦ Continue to implement and update the 1990 Parks and 

Recreational Master Plan indicating connected parkland, 
bikeways, and recreational passive and active areas. 

(O; Engineering, Parks) 
♦ Create standards and criteria for recommending 

neighborhood parks. 
(I; Engineering, Parks) 

#2 Goal: Create a comprehensive strategic River Corridor 
Plan to fully utilize the adjacent parks, lands, river, views 
and neighborhoods. 
♦ Create a comprehensive strategic Great Miami River 

Corridor Plan from Eldean Road to SR 202. 
(I; Planning & Development, Troy Main Street, Parks, 
Engineering, Safety/Service Director) 
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TR8Y INTRODUCTION 
OHIO 

CHAPTER 1 

WHYPLAN? 

For a city to retain its long term economic health, population 
and employment bases, it must look to what the future holds and 
plan appropriately. Planning efforts are undertaken to allow a 
community and its leaders the chance to look at their 
surroundings and evaluate and formulate ideas and/or 
recommendations on how to add to or improve the city in the 
future. 

Planning also allows city officials to address current problems 
and conflicts within the community. An example of a problem 
or conflict would be continued traffic congestion within certain 
areas of the city. With the completion of an effective 
thoroughfare plan, city officials can help solve or relieve such 
problems in the future. 

Many different considerations are taken into account when a 
community goes through the planning process. Some of these 
considerations include looking at community demographics, 
economic trends, utility structures, and transportation. Each of 
these considerations is looked at individually and then together 
as a whole to review how they affect one another. This 
planning process often comes together in written form with a 
document called the Comprehensive Plan. The Comprehensive 
Plan (which can also be referred to as The General Plan and 
Master Plan) can be defined as a working document compiled of 
guidelines, policy statements, goals and objectives, maps and 
statistical data for social, cultural, environmental and economic 
areas of the community. 

PREVIOUS COMPREHNSIVE 
PLANNING EFFORTS 

The City of Troy has been very proactive in planning for its 
community in the past several decades. In addition to this 
particular Comprehensive Plan, several Master Plans, 
Comprehensive Plans and Updates, strategic plans, and studies 
have been conducted and compiled throughout the years. 

In 1961, a Master Plan was completed by Harland Bartholomew 
and Associates. This plan offered general recommendations on 
utility services, community facilities, thoroughfare networks, 
and land use development patterns. A second planning effort 
was the 1972 Comprehensive Plan, prepared by Dalton, Dalton, 
Little, and Newport, which also focused on thoroughfares, com­
munity facilities, and the central business district. The most re­
cent and complete update was done in 1989 by the Miami Val­
ley Regional Planning Commission. This plan was a little dif­
ferent from the others in that it focused on geophysical condi­
tions, population, economic bases, and housing. 

CURRENT PLANNING EFFORTS 

Additional planning efforts in the past have included Master 
Plans for Parks and Recreation in 1980 and 1990, and a 1987 
Source Protection Program for the City's water supply. More 
recent studies and plans have included the 2000 Downtown 
Development Plan, the 2001 Troy Development Council 
Strategy, the Troy City Schools Five-Year Strategic Study Plan, 
and the Troy Fire Department Strategic Study and Proposed 
Master Plan. 

Beyond the considerations that were described above, the City 
of Troy also looks to various other sources for planning 
information. The primary demographic source is the United 
States Decennial Census. Conducted every IO years, the Census 
shows population demographics in a variety of areas including 
age, sex, housing, race, income, educational attainment, etc. 
Information within this particular Comprehensive Plan can be 
dated back to the 1910 Census. 

In addition to the Census, community groups, individual 
departments within the City government, and the public play a 
role in the planning process. Certain community groups and City 
departments have conducted individual studies and have created 
strategic plans to guide their causes. These studies and plans 
have been seen as informational tools for the Planning 
Department. The public also has been involved by participating 
in visioning sessions and opinion surveys. 
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COMMUNITY GROUPS' PLANNING 
EFFORTS 

There are several community groups within the City of Troy 
that share a close relationship with City officials in regards to 
planning. Two groups in particular have put together strategic 
plans, which the City uses as a part of their planning process. 
These groups include the Troy Development Council and the 
Troy City School District. 

The 2001 Troy Development Council 

In March 2001, the Troy Development Council (TDC), whose 
structure and role in the community will be explained later in 
this Plan, researched and developed a strategy for future 
community and economic development in the Troy area. The 
strategy was developed with the assistance of groups such as the 
Miami Valley Economic Development Coalition, Dayton Power 
& Light, and the Ohio Department of Development. 

The foundation for the strategy was to look at ways to foster 
retention, expansion, and competitiveness of Troy-area 
businesses. The TDC stated that by continuing to attract and 
retain high quality businesses to Troy, this would drive 
long-term economic health. 

The strategy examined several different aspects including 
Troy's economic environment, citizen goals, business retention, 
expansion and support, community marketing, and product 
development. 

The TDC conducted 372 randomly selected household 
telephone interviews across the City of Troy. After this 
statistically rigorous survey was conducted, it was found that 
citizens. like their community, are optimistic about its future 
and they very strongly support economic development. 

A copy of the Troy Development Council Strategy and Survey 
Results can be viewed in Appendix A. 

The Troy City Schools Five Year Strategic Plan 

The Troy City Schools share a close relationship with the City 
of Troy. Community planning on the City's part plays a big 
role in the success of the district and enrollment rates. Strategic 
planning on the school's part ensures that the school system will 
be attractive to citizens with children in outside communities 
who are thinking of relocating to Troy. A copy of the Strategic 
Plan can be found in Appendix E. 

The Troy City Schools 2002-2003 Academic, Financial, 
And Facilities Report 

Reports such as the Troy City Schools 2002-2003 Academic, 
Financial and Facilities Report are crucial to economic 
development for any city. Many times businesses and 
individuals will look at a school district and its standing before 
making a decision to locate within the city. If a city has poor 
schools, then locating there would be unlikely. On the other 
hand, if the city has a strong school system, locating there 
would be more likely. 

This school report shows both the positives and negatives of the 
Troy School District. First, academic growth is discussed. 
Troy's schools have steadily increased their academic 
achievements over the past several years. This has led to a 
"Continuous Improvement" rating on the 2002-2003 State 
Report Card. 

The report also discusses the district's financial standing. When 
a district is in good financial condition, it is more likely to be 
successful because it will have the ability to purchase the 
resources needed for success. Currently, the Troy City School 
District is in good fiscal standing. Fiscal year 2003 marked the 
fifth consecutive year the District's revenues exceeded 
expenses. 

The last part of the report discusses the District's facilities. 
Because of the excellent upkeep of the buildings, these facilities 
are becoming some of the oldest in the region. In order to 
continue attracting families to the community, the schools must 
maintain standards equal to or better than other schools in the 
area. The District is very well aware of this fact and is currently 
in the process of completing a Facilities Study to determine the 
future of its buildings. 

A copy of the 2002-2003 Academic, Financial, and Facilities 
Report can be found in Appendix D. 

The Troy City Schools are currently working on updating the 
Academic, Financial, and Facilities Report, and it is expected to 
be completed within the 2017 to 2018 academic year. 

CITY OF TROY DEPARTMENTAL 
STUDIES AND PLANS 

Individual departments within the City of Troy have researched 
and compiled individual studies and strategic plans in regards to 
issues that affect their areas. These plans are yet another 
valuable tool for City officials to utilize when in the planning 
process. 

Edsall Master Plan For Troy Recreation And School 
Facilities 

In 1980 and 1990, the City hired Edsall & Associates of 
Columbus, Ohio to research and compile a Master Plan for 
Parks, Recreation, and school facilities within the City of Troy. 
The plan looked at community needs, goals, and objectives as 
well as existing park and school facility structures. 

Additional information on the Master Plan is included in 
Chapter 12 "Parks, Recreation and Open Spaces" in the 
Comprehensive Plan. 

Troy Fire Department Strategic Study and Proposed 
Master Plan 

In March 2003, the Troy Fire Department hired Architectural 
Resources Corporation to conduct a study that reviewed the 
City's long term needs and trends. High risk areas of the 
community were studied as well as the Department's ability to 
respond to emergency calls effectively. Out of this study came a 
Master Plan which gives recommendations for the Fire 
Department to plan the future improvement of fire services 
offered in the City of Troy and its contracted service area. 
Further information can be found later in this Comprehensive 
Plan or excerpts of the Study and Proposed Master Plan can be 
found in Appendix C. The Fire Department is looking to 
conduct a new study in 2017. 
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2000 Downtown Development Plan 

In 2000, the Troy Planning and Development Department 
prepared a Development Plan that focused on the past, present, 
and future of the Downtown Troy area. This area is seen as a 
focal point in the City, rich in history and architecture. The plan 
starts with a history and early planning efforts section which 
outline the progression of where the Downtown Troy was and 
where it is headed. The next section focuses on the last 
quarter-century. In this section it was pointed out that economic 
decline was starting to occur in the Downtown Troy area. 
Businesses were moving or closing, and properties were not 
being maintained. A need for revitalization was seen for 
improvement and to attract new owners to the area. 

In the l 990's, Troy Main Street, Inc. was formed to help 
promote Downtown Troy. Also during this time~ remodeling 
and expansion of the Downtown area was initiated. Some major 
efforts during this time included the renovation of City Hall, 
Downtown Streetscape Program Phases I and II, amended 
zoning codes and the initiation of the Downtown Building 
Repair Loan Program. The goal of these efforts was to extend 
the life of the Historic District and increase economic viability 
of the commercial enterprises in Downtown Troy. 

The Downtown Development Plan also looked at highlights in 
regards to the Downtown area from the previous 
Comprehensive Plan Update in 1989. These highlights included 
housing, public facilities, land use plan, and thoroughfare and 
traffic plans. The effect of the I 996 Downtown Parking Plan 
and the Signage Plan were also discussed. The City is 
conducting a study to address Downtown Parking and Signage 
Plan with implementation on proposed changes in 2017. 

A copy of the 2000 Downtown Development Plan is located in 
AppendixF. 

2003 Downtown Business Opinion Survey 
In February 2003, the Troy Planning and Development 
Department and the Downtown Business Association conducted 
a survey of all Downtown Troy business owners. This survey 
looked at a variety of subjects and is still used as a tool for the 
Planning Department in regards to future Downtown Troy 
development. 

Business owners were asked questions about what they liked 
best about Downtown Troy, what do their customers like best, 
what does Downtown need more of, what does Downtown need 
less of, did the Streetscape improvements help Downtown, 
parking, Troy Main Street promotions, and promotions in 
general. 
Questions were open-ended, allowing owners to answer with a 
variety of responses instead of limited responses. When asked 
what do you like best about Downtown Troy there were various 
types of responses, some were the same but most were different. 
They included: 

♦ Very nice and beautiful; 
♦ Small town feeling with large atmosphere; 
♦ Appearance; 
♦ Atmosphere and safety; 
♦ Wide streets and accessibility; 
♦ Small - convenient to get to places; 
♦ Historical aspect; 
♦ Specialty shops; 
♦ Personal & :friendly; and 
♦ The square and fountain area. 
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When asked what the Downtown needs more of~ respondents 
identified the following responses: 

♦ Parking; 
♦ Outside dining; 
♦ Variety ofretail (i.e., drug store, shoe store, quality 

retail, etc.) 
♦ Community involvement; 
♦ Establishments open past 9:00 p.m.; and 
♦ Ground floor info centers. 

For the results of the Downtown Business Opinion Survey, see 
Appendix G. 

GEM Real Estate Group Market Study Of Troy 

In August 2003, the Troy Planning and Development 
Department hired GEM Real Estate Group to conduct a market 
study of the Troy area. The study area included all land inside 
the municipal boundaries as well as comparisons with Concord 
Township, the Dayton Metropolitan Statistical Area, Miami 
County, Piqua, and Tipp City. 

The purpose of conducting the study was to determine the 
current range of potential land uses throughout the City of Troy 
and future land uses. The study also gave answers to the 
following questions: 

1) What is the current status of the City and how 
competitive are existing residential developments; 

2) What are the consumer needs in the community; 
3) What business opportunities could be developed 

on the basis of market demand; and 
4) How will trends for the future influence land use 

needs in the City? 

Various findings of the Market Study will be discussed in 
various sections of the Comprehensive Plan. To see a copy of 
the Executive Summary of the Market Study findings, please see 
AppendixB. 

PUBLIC PARTICIPATION 

The goal of public participation in the comprehensive planning 
process was to allow the citizens of Troy to voice their concerns 
and opinions about the current situations within Troy. The 
participation also allowed the citizens to express ideas of how 
the City of Troy should develop. In addition to numerous staff 
presentations to community groups and organizations, citizen 
participation was done in two organized processes; visioning 
and a community survey. 

Visioning 

After the City of Troy compiled all of the previously mentioned 
information and statistics, the next step was to involve the 
citizens in the planning process. This included holding two 
public meetings in which citizens were able to define and shape 
their vision for the City of Troy. The meetings were held to 
receive public input on the future vision of Troy and to lay the 
groundwork for the establishment of future goals, strategies, and 
objectives for this Comprehensive Plan. 

A copy of the visioning report published in November 2003 can 
be found in Appendix I of the Plan. Within this report you will 
find the results of the two public meetings. 
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Community Quality Of Life Survey 

In the fall of 2003, the City of Troy organized and placed a 
Quality of Life Survey on its Internet homepage. The Internet 
survey allowed citizens of Troy to voice their opinions on a 
variety of topics. Citizens were asked to respond to 23 different 
questions and could respond with one of the following: very 
satisfied, satisfied, dissatisfied, or no opinion. The survey 
results, which are shown in Appendix H, show that 95.2% of the 
respondents were satisfied or very satisfied with the overall 
quality oflife in Troy while only 3.2% were dissatisfied. 

In 2015, the Troy Chamber of Commerce, through the 
Leadership Program, conducted a survey to gauge citizens input 
on the America's Best Community's initiative. The survey 
results are in Appendix H. 

STUDY AREA 

The Troy Comprehensive Plan study area includes all areas 
within the Troy city limits and all of the rural areas of both 
Concord and Staunton Townships. These area are often thought 
of as the Troy community. Comparisons were made to the 
Miami Valley region as a whole, and Miami County. For 
purposes of this Comprehensive Plan, the Miami Valley region 
is considered to be all jurisdictions within Greene, Miami and 
Montgomery Counties. Piqua, Sidney and Tipp City were also 
used as comparisons because of their close proximity, and some 
similarities to Troy. 

ORGANIZATION OF THE PLAN 

The City of Troy Comprehensive Plan is a guide for the 
Planning and Development Department and City officials to use 
when planning future community and economic development. 
This plan is divided into fourteen (14) chapters, which 
individually address different areas ofplanning concern. 
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FUTURE LAND USE AND 
THOROUGHFARE PLAN 

This chapter presents future land use and thoroughfare 
objectives and strategies for each of the Sub-Areas of the Troy 
community. These areas are shown graphically on the Future 
Land Use map, which is included as Figure 14-1 at the end of 
this chapter. These Sub-Areas simply divide the City's future 
planning areas by four geographic quadrants: North West, North 
East, South West and South East. For each Sub-Area narrative 
there is a corresponding Sub-Area map found at the end of this 
chapter in Figures: 14-2 through 14-5. 

The purpose of Chapter 14 is to provide a long-term guide for 
directing where sustainable residential and non-residential 
growth should occur. Immediate and future development 
pressures pertaining to land use and road networks are 
addressed in this chapter. As development decisions are made, 
the map and text of the Sub-Areas should be used as a reference. 
Private investors and interested property owners should 
like-wise use this information as guides relative to the City 
support for development proposals. 

Building upon existing land use patterns, the general future 
development for each Sub-Area is planned by balancing supply 
and demand in the Troy community. Because of the long-term 
planning involved, each development in a Sub-Area needs to 
reconcile with the various growth measures and suitability of 
the land. Seeking balanced growth for the community, 
development should fulfill specific needs as reflected in this 
Comprehensive Plan and supporting studies. Sufficient tax 
revenues, for example, need to be generated from 
non-residential development to support residential services, 
since residential development generally does not support itself. 
Likewise, a sufficient amount of undeveloped land is desired to 
ensure development opportunities continue to exist for Troy's 
future. Although future annexation of farm land may not be 
ready for development, the Agriculture Zoning District can be 
used as the "holding zone" until property owners seek to 
develop their land. 

CHAPTER14 

Residential Development 

Areas indicated on the Future Land Use map (Figure 14-1) as 
suitable for residential development must meet the supply and 
demand of the Troy community, including appropriate housing 
types and densities. Based upon the existing residentially zoned 
areas, the community has approximate 1,300 homes in its 
housing inventory, which is equivalent to approximately eight 
and a half years at the current growth rate of2.3% or 157 homes 
a year. The majority of the housing supply consists of lots with 
approximately 9,000 square feet or less. Seeking a diverse 
housing stock, the City of Troy does not support future zoning 
of land for additional lots of this size or denser residential 
districts for the purpose of developing new single-family 
housing. However, lot size and density under a Planned 
Development, which provides the community a variety of 
additional amenities and diversity of housing stock is 
encouraged (see ending paragraph). Consistent with the GEM 
Study (Appendix B), there is a need for upper-end housing stock 
to provide for "move-up" housing for existing and new 
residents. Upper-end housing will improve the economic 
condition as well as the fiscal stability in the City. Attracting 
and retaining residents with higher income will then provide 
support to the income tax base an_d a diverse housing stock. 

Additionally, the community seeks to increase home-ownership 
by balancing the ratio between rental properties verses owner 
occupied properties (See Chapters 4 & 13). The City of Troy 
does not need to support the rezoning of land to accommodate 
additional multiple family development unless such 
development fulfills a related initiative or strategy, such as 
clustered residential development with mixed densities and 
housing types under a Planned Development District as 
previously discussed. Development proposals for multiple 
f~ily units need to submit a non-biased market study as 
evidence of demand for the proposed product in the community. 

A mixture of residential units and densities under a Planned 
Development District is desired. Planned developments are 
encouraged as a flexible tool to meet the community's gross 
density needs, while providing a creative site development plan 
with a mix of housing types, densities, and values within 
individual developments. Other objectives that should be 
addressed by Planned Developments include: preservation of 
any natural features such as woodlands, stream corridors, 
r~vines; multi-modal connectivity for vehicles, pedestrians and 
bicycles; full application of new urbanism principles (see 
Chapter 13 and Glossary of Terms); use of clustered/open space 
development to preserve open space (Conservation Design); and 
mixture of uses and densities. 
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Future Land Use Categories 

♦ Residential-Urban residential served by public utilities 
and with proper storm water drainage. Densities range from 
five acres to 3,000 square feet to the unit depending upon 
the zoning district found in the Troy Zoning Code. 

♦ Neighborhood Commercial District-Non-residential 
compatible uses including: retail, service and office uses 
that serve the daily needs of the consumers in nearby 
neighborhoods. 

♦ Commercial-Typically located on major thoroughfare 
networks. Auto-oriented retail, services, and office uses that 
serve daily and weekly needs of consumers from 
throughout the community; includes off-street parking; 
should have pedestrian links to adjacent neighborhoods. 

♦ Industrial Planned Development-Located next to 
existing or future residential uses. Sensitive to residential 
properties, the Industrial Planned Development includes 
uses that are compatible and do not negatively impact 
residential area properties. Such industrial classified uses 
will be low intensity followed by extensive landscaping and 
buffering. 

♦ Industrial-Manufacturing including light and heavy 
assembly, production and industrial processing, 
ware-housing and distribution; requires road access (not 
necessarily rail). 

♦ Parks and Open Space-Includes recreational facilities, 
private and public parks, open space, greenways, and flood 
plains. 

♦ Public and Institutional-Includes schools, government 
facilities, public and private institutions, and places of 
worship. 

NORTHEAST SUB-AREA 

Proposed General Development Pattern 

In accordance with the Future Land Use & Thoroughfare Plan, 
the Northeast Sub-Area is bounded by the Great Miami River 
east of Duke Park and north of East Main Street (SR 41 ). This 
area also includes Planning Areas 78, 80-90 in the 1998 Miami 
County Comprehensive Plan and Planning Areas 57-65 in the 
1989 Troy Comprehensive Development Plan Update. 

Land Use 

As previously indicated in the 1989 Troy Comprehensive Plan 
Update, low density residential is the primary future land use 
designation for the Northeast Sub-Area with a few 
neighborhood commercial districts located at Piqua-Troy and 
Troy-Urbana Roads and along SR 55. 

Because of the uniqueness of the land adjacent to the City's 
highest concentration ofresidential neighbor-hoods to the south, 
the land area north and south of the proposed urban connector 
should be planned comprehensively. Existing natural resource 
areas such as flood plains, slopes, stream corridors, and wooded 
areas should be identified and preserved with the proposed 
development. As indicated in Chapter 13, parks and open spaces 
should be commensurate with the future development types and 
densities, which are to be coordinated with the City's Park 
Board. 

Following previous comprehensive plans, the desired future 
residential development for this area is low-density residential, 
due to both the characteristics of the land and the adjacent uses 
to the south. The existing road network cannot support 
unrestricted or increased numbers of similar residential 
densities. With future improvements to the road network, 
however, higher densities could be accommodated. 

Future residential development should be commensurate with 
the changing needs of the Troy community, as reflected in the 
Comprehensive Plan. To achieve the City's desired housing 
diversity, a low-density designation of 2.18 units an acre, 
translating to a minimum of 20,000 square feet lots is needed. 
However, higher densities and housing diversity can be 
encouraged for the Northeast Sub-Area, if accomplished through 
a Planned Development District. A well-planned development 
incorporating mixed uses with various densities could also 
contribute to the housing goals of this Comprehensive Plan. 

The Staunton Tributary and the floodplains of Spring Creek and 
the Kidder Ditch will require extensive storm water control 
planning prior to any new development. This land area 
necessitates drainage issues be addressed upfront, and adhere to 
existing storm water management regulations. Other existing 
natural features such as ravines, streams and ponds, and 
wood-lands should be preserved wherever possible, and be 
integrated with the future development. 

The Northeast Sub-Area does indicate Neighborhood 
Commercial uses at the intersection of Piqua-Troy and Troy­
Urbana Roads, and at the intersection of Troy-Urbana Road and 
the proposed north-south connector. As defined earlier in this 
chapter, the Neighborhood Commercial District is intended to 
serve the daily needs of consumers in nearby neighborhoods and 
not compete unduly with the existing community service area at 
the Sherwood Plaza on North Market Street. The Neighborhood 
Commercial District for each of the mentioned intersections 
should be less than five acres with a Floor Area Ratio (FAR) of 
0.1 (See Glossary for FAR). Based upon the developing needs 
of the City, an increase in either acreage and/ or FAR may be 
pro-posed, but only through a Planned Development District 
incorporating a "Town Center" (See Glossary for Town Center) 
or mixed use concept. 

Transportation 

The major roadways in the Northeast Sub-Area are SR 55, SR 
41, and SR 202. The area lacks a major road-way corridor that 
would reduce truck traffic from the downtown area, and 
improve cross-town traffic from the northeast residential areas 
to the commercial areas on the west side of Troy. The new 
roadway is expected to allow access from the Lytle Road area 
near CR 25A, crossing the Great Miami River, and extending to 
SR 202. The City of Troy has separated this new roadway into 
three separate segments, recognizing that construction of the 
entire roadway and bridge at one time may exceed the financial 
capabilities of any one funding source. The bridge in this new 
roadway ideally would be scheduled for completion prior to the 
reconstruction of the Adams Street Bridge. Staging the bridge 
projects in this order will ensure that there are always two river 
crossings available for northeast Troy residents. 
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The new road corridor is expected to be an arterial roadway 
designed with a minimum of eighty feet of right-of-way and 
with no direct driveway access to adjacent residential properties. 
The alignment of this new roadway has not been finalized, but it 
is anticipated to line up with, or connect to the proposed new 
bridge over the Great Miami River. The location of the bridge is 
currently being reviewed, and an engineering feasibility study is 
underway. 

Figure 14-6 lists the transportation improvements that have been 
identified as necessary. A more detailed description of the 
improvements in the Northeast Sub-Area follows: 

15 - Northern Connector Bridge over the Great Miami River 
extending to Troy-Sidney Road. This new bridge over the Great 
Miami River will improve traffic flow between the northeast 
and northwest segments of town. The bridge is also expected to 
be completed prior to the replacement of the Adams Street 
Bridge. A feasibility study was started in 2004 to determine the 
best location for the bridge, and the route to connect to 
Troy-Sidney Road. 

16 - Northeast Connector from Troy-Sidney Road to Troy­
Urbana Road, including the realignment and cul-de-sacs of 
DeWeese Road and a new bridge over CSX This extension of 
the new roadway described in Items 15 and 17 will provide a 
more direct route for traffic flow between the northeast and 
northwest segments of the City. 

17 - Northeast Connector from Troy-Urbana to Old Staunton 
near SR 202. This will complete the roadway segments 
identified in Items 15 and 16 and bring traffic around, creating a 
new loop roadway. 

18 - Realign Troy-Urbana Road at Piqua-Troy Road. 
Elimination of the poor site conditions and improving visibility 
will be the outcome of this improvement. 

22 - Sayers Road Improvements . Poor alignment can be 
improved. 

33 Polecat Road/Troy-Urbana Road intersection 
improvement. Providing an intersection with more of a right 
angle will improve visibility at this intersection. 

34 - Intersection improvements at Cathcart and Troy-Urbana 
Roads. Providing an intersection with more of a right angle will 
improve visibility at this intersection. 

35 - Relocate Eldean Road with a new CSX overpass. The low 
clearance that exists at the current underpass is an impediment 
to traffic flow. 

36 - Eldean Road to "South" Troy-Sidney/Riverside Drive. This 
new roadway will improve access between the northeast and 
northwest sections of town and will provide access to I-75 if a 
new intersection is built at Eldean Road. 

37 - Lee Road connection to new connector road. This is 
necessary to help neighborhoods with access to the new 
connector roadway. 

42 - SR 202 to SR 55. As the northeast connector road is built, a 
connection between SR 202 and SR 55 may become necessary. 

43 - Adams Bridge reconstruction. This bridge is a Miami 
County bridge and the County Engineer's Office will be 
reconstructing the bridge. Funds are preliminarily planned for 
this project in 2010 or 2011. 

NORTHWEST SUB-AREA 
Proposed General Development Pattern 

The Northwest Sub-Area is bounded west of the Great Miami 
River, Adams Street Bridge and McKaig Road; south from CR 
25A and Farrington Road; and east of Forrest Hill and Stillwell 
Roads. This area represents Planning Areas 45, 50, 68-77, and 
79 in the 1998 Miami County Comprehensive Plan and Planning 
Areas 1-11, 48-52 in the 1989 Troy Comprehensive 
Development Plan Update. 

As stressed in Chapter 13, future industrial and office 
development are high priorities for the City. Industrial 
development is the continual focus in the Northwest Sub-Area 
where existing arterial corridors and an inter-change access are 
planned along 1-75 and Eldean Road. Smaller, but sizeable 
industrial areas are also planned along Stanfield Road, 
Washington Road and SR 55. Already planned Washington 
Road and Wilson Road improvements will provide necessary 
capacity for future developments. 

The City seeks "shovel ready" sites in which 100 to 200 
hundred or more plus acres would have on site power, water, 
sewer, and infrastructure in place ready for a user. To acquire 
"shovel ready" sites, the City shall secure land options and 
coordinate in advance prior to industries coming to Troy with 
the necessary land owners, utility companies, real estate brokers, 
builders, con-tractors, etc. 

Land Use 

Consistent with the 1989 Troy Comprehensive Plan Update, the 
Northwest Sub-Area is Troy's primary industrial use area. As 
recommended in Chapter 13, an approximate 1,500 acre 
industrial employment center is planned. This center will stretch 
south from Farrington Road, down to Eldean Road, with an 
interchange at 1-75 and Eldean Road. Located in both 
Washington and Concord Townships, the primary land use is 
agriculture. Two west-east tributaries running towards the Great 
Miami River split it into the upper and bottom half. Regional 
storm water drainage control is encouraged. 

With Experiment Farm and Washington Roads improved as 
north-south Minor Arterials, and Eldean and Farrington Roads 
as east-west Minor Arterials, the area is suitable for industrial 
development, provided it is accomplished with municipal 
utilities. Existing water and sewer service in this area can easily 
be extended, but may necessitate another water tower depending 
upon the type of usage and long-term volume. 

With the planned Eldean Road interchange, areas north and 
south on Eldean Road just east of the interchange are designated 
for industrial use. The realignment of Lytle road and North 
Dorset Road to Eldean Road would provide the necessary road 
access for industrial uses. Industrial uses south of Eldean Road 
and east ofl-75 will need to be a Planned Development District 
due to the close proximity to Brook Park North residential area 
(see Industrial Planned Development Land Use category on 
page 14-3). 

Commercial use is proposed for the existing 1-75 and CR 25A 
interchange. This area is expected to have an increase in north 
and south-bound motorists between the two urban service areas, 
thus increasing the probability of attracting a mix of high scale 
office and retail development. 
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Following Lytle Road to CR 25A, an office/non-residential 
designation has been suggested on the north side, which is 
consistent with Miami County office uses that have already 
been established on CR 25A. On the south side, future industrial 
use is most appropriate in order to fit with existing industry 
along Lytle Road and the railroad on the west end. 

Areas shaded gray and cross-hatched are designated as 
Industrial Planned Development. These areas are found to be 
adjacent to or in between existing or future residential 
development. With a required Planned District, industrial 
developments shall have extensive landscaping and buffering so 
that such uses will be in harmony with existing or future 
residential properties. Industrial Planned Development Districts 
will be compatible with nearby residential uses so that the 
permitted uses are low intensity. Industrial Planned 
Developments are necessary in order to properly provide the 
protection of both residential and non-residential land 
investments. The Northwest Sub-Area has four future industrial 
land uses that should be developed as Industrial Planned 
Development Districts: 

♦ West Stanfield Road on both the north and south sides; 

♦ Southeast of the proposed Eldean inter-change; 

♦ Southeast of the Eldean Road and Washington Road 
intersection; 

♦ South ofMcCurdy Road and west of Washington Road. 

Traditional industrial classified land uses in the Northwest 
Sub-Area, such as the Troy-West site along South Stanfield 
Road, include land already zoned but undeveloped. Of Troy's 
approximately 300-400 acres of viable industrial land supply, 
available industrial land is expected to reach build out in the 
next seven to eleven years. See absorption rates in Chapters 9 
"Land Use" and Chapter 13 "Economic Development" goal #5. 
It is imperative for the economic well-being of Troy that the 
City keep adequate industrial land supply to allow for business 
growth and to provide land for building expansions or 
relocations. 

The Northwest Sub-Area has two Neighborhood Commercial 
designations located at Washington Road intersections at SR 41 
and SR 718. Intended to only serve nearby neighborhoods and 
compliment adjacent uses, the Neighborhood Commercial 
District would service less than five acres with a Floor Area 
Ratio (FAR) of 0.1 at each of the locations (See Glossary for 
FAR). If more intense commercial uses are desired, a Planned 
Development District incorporating mixed use elements in a 
"Town Center" environment would be permissible as long as 
the adjacent uses are benefited (See Glossary for Town Center). 
The Neighborhood Commercial area at the SR 718 location, for 
example, should only permit uses that would enhance and 
benefit Concord School and residential homes nearby. Both 
locations have road realignments planned, since Washington 
Road serves as a north-south Major Collector on the west end of 
town. This Major Collector is expected to service increasing 
numbers of residential motorists as the west end of Troy 
continues to increase in residential developments. 

Commensurate with the housing need in the City and the 
extension of future utilities, the intersection area of Washington/ 
Wilson Roads and SR 718 would be suit-able for general 
residential use. Very low density residential development of 
1.09 units to an acre, translating to a minimum of 40,000 square 
feet lots, is recommended for this planning area. Higher 
densities may be recommended with a Planned Development 
District. 

Transportation 

Major existing roadways in this sub-area include CR 25A, SR 
41, 1-75, and SR 718. Many of the roadways in this sub-area are 
rural in nature and the improvements are needed in the 
alignments to improve visibility and safety of the motoring 
public. 

As described in the Northeast Sub-Area portion, access between 
the Northeast and Northwest quadrants is limited, so an 
additional bridge over the Great Miami River is needed to 
improve traffic flow throughout the area. 

An additional transportation improvement viewed as important 
to Troy is the addition of a new interchange on 1-75 at Eldean 
Road. This new interchange would help to reduce the volume of 
traffic at the SR 41/1-75 interchange, and would also benefit the 
general flow of vehicles between the Northeast and Northwest 
Sub-Areas. Funding for this new interchange has not been 
identified; however, federal funding appears unlikely as of2004. 

Figure 14-6 lists the transportation improvements that have been 
identified as necessary. A more detailed description of the 
improvements in the Northwest Sub-Area follows: 

5 - Short term improvements to Washington Road to square the 
intersection at SR 718. This short-term improvement would 
increase safety at this intersection, especially with the proximity 
to the Concord School. The long term solution is described in 
Item 8. 

6 - McKaig Road squared off at SR 718. There are several 
alignments for this to happen. The current angled intersection is 
poor and visibility and safety would be improved with 
modifications to the intersection. 

8 - Realign Washington Road to Wilson at SR 718. The long 
term solution to this intersection is to purchase land and build a 
more gradual curve, with right angles at SR 718. 

9 - Realign Washington Road at SR 41 and cut Old Washington 
off with a cul-de-sac near SR 41 with access only to the south. 
This improvement is being considered for Safety funds from 
ODOT. The high volumes oftraffic on SR41, and the angles of 
the inter-section, create problems for motorists. 

10 - Realign Eldean Road on SR 41 to Forest Hill Road. 
Providing an intersection with more of a right angle will 
improve visibility. 

12 - North Dorset Road to Eldean Road with a driveway to 
UVMC. Northern extension of N. Dorset Road, which could 
provide a second access point to UVMC. 

13 - Eldean Road Interchange on 1-75. The City would like to 
promote a new interchange on I-7 5 at Eldean Road. Alternative 
financing may be necessary, as state and federal funds may not 
be available for this project. 

14 - Eliminate offset ofEl dean Road at Experiment Farm Road. 
Roadway improvements to eliminate the offset of Eldean would 
improve traffic flow. 

15 - Northern Connector Bridge over the Great Miami River. 
This new bridge over the Great Miami River will improve traffic 
flow between the northeast and north-west segments of town. 
The bridge is also expected to be completed prior to the 
replacement of the Adams Street bridge. A feasibility study 
started in 2004 to determine the best location for the bridge and 
the route to connect to Troy-Sidney Road. 
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23 - Connect Ridge Avenue offset at McKaig Road. Plans have 
been made to eliminate the offset of Ridge A venue at McKaig 
to make one four-way intersection instead of two (2) three-way 
intersections. 

25 - Water Street alignment improvements at Elm Street. 
Providing an intersection with more of a right angle will 
improve visibility. 

26 - Cut Atlantic Street offwith a cul-de-sac at Elm Street due 
to the bridge. 

27 - Railroad branch improvements. Location at six (6) existing 
RR crossings. 

28 - Provide second entry to Carriage Crossing Plat. This will 
be achieved with the completion of the Carriage West 
Subdivision that is now under construction. 

40 - Fox Harbor Drive connection to "Old Washington" 
cul-de-sac. 

43 - Adams Bridge reconstruction. The Adams Street bridge is 
expected to be replaced or reconstructed in approximately 2010 
or 2011. This would be a project of the County Engineer. 

SOUTHWEST SUB-AREA 

Proposed General Development Pattern 

The Southwest Sub-Area is bounded by SR 718 & McKaig 
Road east and west; I-75 south to Kessler-Cowlesville Road. 
This area represents Planning Areas 60-67, 104, 109-116 in the 
1998 Miami County Comprehensive Plan; Planning Areas 
12-27 in the 1989 Troy Comprehensive Development Plan 
Update; and Planning Areas 1, 13-16, and 55 of the 2003 Tipp 
City Comprehensive Plan. 

Land Use 

The Southwest Sub-Area is the part of the Troy com-munity 
that is generally built-out, especially along McKaig Road, SR 
718 and SR 55. Finished residential subdivisions blanket the 
south side of SR 55 and along Swailes Road to 1-75. In the past, 
residential development has occurred without municipal utilities 
and proper storm water management control. Residential 
development is most likely to continue further south from 
Swailes Road to Monroe-Concord Road and then to 
Kessler-Cowlesville Road, but should only be developed in 
keeping with modem municipal standards. Both the 1998 Miami 
County Plan and the 2003 Tipp City Plan indicate low density 
residential for these areas. 

Road improvements, including an extension of South Stanfield 
Road from McKaig Road, SR 718 and Barnhart Road from 
Swailes Road to Monroe-Concord Road, will serve as Minor 
Collectors for local traffic as well as enhance future residential 
development. Other road improvements include Wilson Road 
realignment at SR 718 and SR 55 intersections. Wilson Road, 
similar to Stanfield Road and Dorset Roads, will serve as a 
Major Collector with limited access. A waterline was recently 
installed along Wilson Road, thereby increasing the 
development potential of the area. 

Neighborhood Commercial District land uses are indicated on 
three areas of the Southwest Sub-Area map: the intersections of 
Wilson Road and SR 718, Wilson Road and SR 55, and SR 55 
and Barnhart Road. Each of these areas should not be larger than 
five acres in size with a Floor Area Ratio of 0.1 (See Glossary 
for FAR). Uses at these intersections should be non-residential 
but compatible to neighboring properties. Based upon the 
developing needs of the City, an increase in either acreage and/ 
or FAR may be acquired but only through a Planned 
Development District incorporating a "Town Center" (See 
Glossary for Town Center) or mixed use concept. 

Land on both sides of Wilson Road, just south of Peebles Road, 
is designated as an Industrial Planned Development. Because 
this land would be abutting residential on the west and east ends, 
the uses must be compatible following development regulations 
required for Industrial Planned Districts. Land between Peebles 
Road and SR 55, primarily used as agriculture, should be 
developed as low density residential. Such residential 
development shall be commensurate with needs of the Troy 
community as reflected in this Plan. To achieve the City's 
desired housing diversity, a low density designation of 1.09 
units an acre, translating to a minimum of 40,000 square feet 
lots, is needed. However, higher densities and housing diversity 
is encouraged for the Southwest Sub-Area through a Residential 
Planned Development District. A Planned Development District 
incorporating mixed uses with various densities would also be 
found in keeping with the Plan. 

Other areas planned for Industrial Planned Development are 
shaded gray and cross hatched. These areas are found to be 
adjacent to or in between existing or future residential 
development. With a required planned district, industrial 
developments shall have extensive landscaping and buffering so 
that such uses will be in harmony with existing or future 
residential properties. Industrial Planned Development Districts 
will be compatible with nearby residential uses so that the 
permitted uses are low intensity. Industrial Planned 
Developments are necessary in order to properly provide the 
protection of both residential and non-residential land 
investments. The Southwest Sub-Area has three future industrial 
land uses that should be Planned Industrial Development 
Districts: 

♦ West side of the future South Stanfield connection 
from McKaig Road to SR 718; 

♦ Both sides of Wilson Road south of Peebles Road 
to SR 55; 

♦ Between Wilson Road and Forest Hill Road. 

General residential is indicated south of Swailes Road and 
Nashville Road and both sides of the future Barnhart Road 
connecting to Monroe-Concord Road. Because of existing 
nearby residential developments and poor access to major roads 
or to I-75, these areas are most suitable for residential 
development commensurate with City housing needs as 
reflected in this Plan. 

Transportation 

Major existing roadways in this sub-area include SR 55, I-75, 
and SR 718. Many of the roadways in the Southwest Sub-Area 
are rural in nature and the improvements are needed in the 
alignments to improve visibility and safety of the motoring 
public. 
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Figure 14-6 lists the transportation improvements that have been 
identified as necessary. A more detailed description of the 
improvements in the Southwest Sub-Area follows: 

1 - Nashville Road squared offat SR 55. Improved angles at the 
intersection will improve safety. 

2 - Wilson Road squared off at SR 55. Improved angles at the 
intersection will improve safety. 

3 - Swailes Road connected to Wilson Road at SR 55. This new 
roadway segment would improve the traffic flow and 
accessibility in the southwest section. 

7 - Wilson Road curves improved. Softening of the curves on 
Wilson Road will improve safety. 

11 - Stanfield Road to Barnhart Road connector. This new 
roadway would provide more direct access for properties in the 
south area to gain northern access. 

29 - Forest Hill Road connection to SR 55. This extension could 
eliminate Harter Road. 

30 - Square off Horseshoe Bend Road at SR 55. Improved 
angles at the intersection will improve safety. 

32 - Square offPeebles Road at SR 718. lmproved angles at the 
intersection will improve safety. 

41 - Improve curves on Barnhart Road. Softening of the curves 
on Barnhart Road will improve safety. 

SOUTHEAST SUB-AREA 

Proposed General Development Pattern 

The Southeast Sub-Area is bounded by the east side of 1-75; 
McKaig A venue and East Main Street (SR 41 ); and south to 
Kessler-Cowlesville Road. This area represents Planning Areas 
94 -102 in the 1998 Miami County Comprehensive Plan; 
Planning Areas 28-40 and 63-70 in the 1989 Troy 
Comprehensive Development Plan Update; and Planning Areas 
2-5 of the 2003 Tipp City Comprehensive Plan. 

Land Use 

The Southwest Sub-Area is mostly built out in terms of 
development, but with some pockets of undeveloped ground 
mostly found just off of CR 25A and adjacent to nearby 
residential subdivisions. Available undeveloped land is mostly 
encumbered by physical constraints, particularly flood hazard 
areas, and the Taylorsville Dam Retarding Basin, which is 
controlled by the Miami Conservancy District. The area 
between Dye Mill Road and the Great Miami River is 
inaccessible to any major street network. Several mining 
extraction areas remain on the north and south sides of Dye Mill 
Road that will be used as recreation areas after reclamation, in 
the distant future. 

Currently, water and sewer services are not provided by the City 
along CR 25A, Union Street, or Swailes Road. A waterline loop 
to Swailes Road and Dye Mill Road along CR 25A is feasible. 
With private investment, the Miami County sewer force main 
can be tapped into by area users along CR 25A. 

Swailes and Dye Mill Roads both are slated for future road 
improvements. Widening and straightening Dye Mill Road to 
SR 41 will improve the accessibility for trucks. Jeep Street is 
planed for future connection to Dye Mill Road, allowing 
additional access for businesses along Race Street and Floral 
Avenue. 

Industrial uses in the Southeast Sub-Area include the Waco 
Field, fronting Dye Mill Road and CR 25A. Further south on 
CR 25A are two other areas designated as future industrial land, 
consistent with the Miami County and Tipp City Plans. 

Transportation 

Major existing roadways in this sub-area include SR 55, CR 
25A, and SR 202. Many of the roadways in this subarea are 
rural in nature and the improvements are needed in the 
alignments to improve visibility and safety of the motoring 
public. 

Figure 14-6 lists the transportation improvements that have been 
identified as necessary. A more detailed description of the 
improvements in the Southeast Sub-Area follows: 

4 - Improve curves on Swailes Road. Softening of the curves on 
Swailes Road would provide a safer roadway. 

19 - Dye Mill Road Improvements (5 phases). Dye Mill Road 
widening and improvement of the alignment is necessary. It is 
likely that this could be done in up to five (5) phases. 

20 - Dye Mill Road to Swailes Road connection. This new 
roadway connection extends through flood plain and could be a 
concern of FEMA. 

21 - Williams Street connections to Jeep Street and Patton 
Street. This new roadway will improve traffic flow in this 
neighborhood. 

24 - Complete West Street. This will extend West Street with the 
segment from Garfield Street to Grant Street link. 

27 - Once the Railroad spur is "branched", improvements at six 
(6) existing RR crossing can be made. 

31 - Improvement at curves along Peters Road. The curves 
along Peters Road can be softened to provide a safer roadway. 

38 - Connector between Dye Mill Road and SR 202. This is a 
long-term project. 

39 - Southview Drive bridge connecting to Pleasantview 
subdivision. The bridge is a requirement of the next phase of the 
Pleasantview Subdivision. 
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J. Nashville Rd. squared off@ SR55 
2. Wilson Rd. squared off@ SR 55 
3. Swailes Rd. connected to Wilson@ SRSS 
4. Improve curves on Swailes Rd. 
5. Washington Rd. squared off@ SR718 (Short Tenn) 
6. Mct<aig Rd. imrrovements 
7. Wiloon Rd. curves improved .... 8. R~-align Washington Rd. to Wilson Rd.@ SR718 
9, Re-align WashingtonRd,-squaredoff@SR41-cutoff 

•Old Washin~on• with cul-de-sac near SR41 access to S only 
10. Re-align Elde811 Rd. on SR4 l to Fores! Hill Rd. 
11 . S1anfield Rd. lo Bnrnhart Rd. connector 

1-------.....,1---""!11 12. N. Dorset Rd. to Eldean Rd. with Driveway to UVMC 
13. Eldcan Rd. interchange on 1-75 
14. Elimin::ite offset of Eidean rd. at Experiment Farm Rd. 
15. Revised 
16. NE connector Troy-Sidney Rd. to Troy-Urbana Rd 

Rc-ali,n, cul-d1:-soc on DcWcese, bridge at RR 
17. NE COMeclorTroy-Urbana lO Old Staunlon Rd. 
18. Rc-alig,n Troy -Urbana Rd. at Troy-Piqua Rd. 
19. D)'c Mill Rd. iimprovemenls (in phases) 
20. Dye Mil Rd. to Swailes Rd. coonection (if approved by FEMA) 
21 . Williams St lo Jeep and Pallan St........ 

Kassler-Co<Nlnv~la RON 

Legend 

Interchanges @ Water Bridges 

~ Overpasses -+- Railroad Tracks 

X Railroad Crossing - Road Improvements 

( M :t! I+· 

1 1J 

! 
i 122. Sayers improvements 

23 . Connect Ridge Ave. to Ridge Ave. @McKaig, eliminate offsel 
24. Complete West SI. from Garfield to Onml St. .... 
25. Water St. aligrunenl improvement@. Elm St. 
26. Cut off Atlantic Ave. with cul-de-sac 
27A-F. Make improvements at branch RR crossings 
28. Provide second entry to Carriage Crossing [COMPLETED} 
29. Forest Hill Rd. connection to SR55 - could eliminate Harter Rd . 
30. Horseshoe Bend@ SR55 squared off 
31. Peters Rd. cun•e improvements 
32. Peebles Rd. @SR718 squared off 
33. Polecat Rd. @ Troy-Urbana Rd. impro\·ements 
34. Cathcart Rd. @ Troy-Urbana Rd. squared off 
35. Re-locate Eldean Rd. with RR overpa~ 
36. Northern Connector 
37 . Ltt Rd. connection 
38. D~·e Mill Rd. to SR202 conneciion (Rec Trail extension) 
39, Soulhvicw Dr. connection (bridge) to Pleasantview 
40. Fox Herbor Dr. to "Old Washln1?-ton" wilb cul-de-sac 
41 . lmpro\'e cun·es on B.mhart Rd. l42. SR202 to SRSS connection 
43. Adams St bridge rcplacemait 
44. Swailes Rd. to Monroe Concord connection l45. Floral Ave. to Dye Mill Rd. connoctor 
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Troy Comprehensive Plan and Zoning Ordinance 

Project Schedule - D 
Deliverables and Meetings 

Project Kickoff Meetings 

Project Website 
Existing Conditions Analysis 
In-Person Trip #1: 

• Physical Tour 

• Stakeholder Meetings 

• Advisory Group Meeting #1 

• City Council Committee Meeting 

• Planning Commission Meeting 
Public Engagement Summary 
Existing Conditions Report (including Initial Review of 
Existing Zoning Ordinance) 
In-Person Trip #2: 

• Stakeholder Meetings 

• Advisory Group Meeting #2 

2024 
Vision+ Goals Development 
SWOT Analysis 
Development Scenarios 
Transportation Connectivity Analysis 
Draft Future Land Use and Growth Management Maps 
In-Person Trip #3: 

• Advisory Group Meeting #3 
Draft Critica I Path Strategies 
Future Land Use Map and Land Management Plan 
Capital Improvement Plan 
Implementation Plan 
In-Person Trip #4: 

• Advisory Group Meeting #4 
Current Zoning Code Assessment 
Consolidated Land Use Table 
Annotated Outline 
In-Person Trip #5: 

• Advisory Group Meeting #5 

• Public Dissemination "Road Show" 
Complete Draft of Comprehensive Plan 

A Page 11 
Date 

Friday, August 18th and 
Tuesday, August 29th 

Early September 
Sept. - October 

Monday, October 23-
Wednesday October 25 

Mid-November 

Late November 

Early December 

Mid-February 
Mid-February 
Mid-February 

April 
April 

April 

May 
May 
June 
June 

June 

June 
July 
July 

July 

August 

Status 

In Progress 

Tentative 
Tentative 

Tentative 

Tentative 

Tentative 

Tentative 

Tentative 
Tentative 
Tentative 
Tentative 
Tentative 

Tentative 

Tentative 
Tentative 
Tentative 
Tentative 

Tentative 

Tentative 
Tentative 

Tentative 

Tentative 
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Troy Comprehensive Plan and Zoning Ordinance 

Project Schedule - D AF Page I 2 
Deliverables and Meetings Date Status 

In-Person Trip: Comprehensive Plan Finalization and 
August 

I 
TentativeAdoption 

Final Comprehensive Plan August Tentative 
Section #1 DRAFT of Zoning Ordinance September Tentative 
In-Person Trip #6: I September Tentative• Advisory Group Meeting #6 
Section #1 Revised DRAFT of Zoning Ordinance October Tentative 
Section #2 DRAFT of Zoning Ordinance October Tentative 
In-Person Trip #7: 

• Advisory Group Meeting #7 November Tentative 

• Public Open House 
Section #2 Revised DRAFT of Zoning Ordinance November Tentative 
Deliverable: Consolidated Draft of Zoning Ordinance December Tentative 

2025 
In-Person Trip: Planning Commission 

January Tentative
Recommendation Meeting 
Deliverable: Public Hearing Draft January Tentative 
In-Person Trip: City Council Committee Adoption 

February Tentative
Meeting 
Deliverable: Final Zoning Ordinance February Tentative 

Regular Meeting Dates: 

• City Council 
o Committee Meetings: Second and Fourth Mondays at 6 pm 
o Regular Meetings: First and Third Mondays at 7 pm 

• Planning Commission - Second and Fourth Wednesday at 3:30 pm 

• Board of Zoning Appeals - Last Tuesday of the Month at 3:30 pm (if necessary) 
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