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INTRODUCTION

This document presents the Comprehensive Plan for the City of Oakwood, Ohio. The Com-
prehensive Plan is the City’s informal policy guide for future growth and development. It
includes overall goals and objectives for the future of the community, and long-range
recommendations for land-use, transportation and community facilities.

The Oakwood Comprehensive Planning Program, which was initiated in September, 1986,
has consisted of a five-phase planning process focused on the identification of issues and
concerns; the evaluation of alternative concepts and programs; the refinement of final plan
recommendations; the solicitation of citizen input; and adoption by the Planning Commis-
sion and City Council. The first four phases have been completed. The program has en-
tailed close cooperation between City staff, the City Council, the Planning Commission; the
citizens of Oakwood, and the consulting team.

BACKGROUND TO THE PLANNING STUDY

The City of Oakwood covers an area of 2.97 square miles, located approximately two and
one-half miles south of downtown Dayton. It is bordered on the east, south, and west by
the City of Kettering, and on the north and northeast by the City of Dayton. The Univer-
sity of Dayton is adjacent to Oakwood on the northeast. Dayton Country Club and Hills
and Dales Park are located immediately west of the community. Oakwood is bisected by
Far Hills Avenue, an important north-south arterial within the region.

The City of Oakwood is an established, essentially built-up community. Oakwood is
primarily a low-density, single-family residential community with a long established
reputation as a highly desirable living environment. EXxisting residential neighborhoods are
quite varied in terms of physical conditions and features, although all are characterized by
sound housing stock, well-maintained public improvements, and a quality living environ-
ment. Most existing office and commercial development is concentrated within the Far
Hills Business District, a compact, attractive and vital shopping area. Oakwood also con-
tains a large amount of land devoted to parks, public uses and institutions, all of which
add to the City’s special image and character. Population and housing characteristics are
highlighted in the Appendix, including population size, future projections, age structure,
family characteristics, income, education, employment and housing stock.

Oakwood is an affluent, aging community whose population has essentially stabilized at
approximately 9,400 persons. It is also a highly educated, family-oriented community with
an older but highly desirable housing stock. Even though population totals and characteris-
tics have remained relatively stable during the past few years, several changes are begin-
ning to take place in age structure, family composition, and certain other aspects which
may have important implications for the City in the future.

The City of Oakwood has never had a Comprehensive Plan. Past growth and development
have been essentially guided by the Zoning Ordinance, and by various decisions by the
Planning Commission and City Council. The City is now approaching maximum develop-
ment. Very little vacant land still remains. Several parts of the community are becoming
quite old. Shifts are occurring in the local population. A range of factors and conditions
have begun to emerge which suggest that the City should now clarify its long-term policies
regarding preservation, maintenance and improvement of the community in the future.



In May, 1986, the City of Oakwood distributed a Request for Proposals to consulting firms
throughout the country for preparing a new Comprehensive Plan. Following a review and
evaluation of these proposals, two consulting teams were selected as finalists. Each finalist
was invited to an interview session in Oakwood, conducted by a selection committee con-
sisting of City Council members and City staff.

Following the interviews, the consulting team consisting of Trkla, Pettigrew, Allen & Payne
and Robert J. Boylan Associates, was selected to undertake the study.

THE COMPREHENSIVE PLANNING PROGRAM

The program for preparing Oakwood’s Comprehensive Plan has entailed a five-phase study
process. The first phase entailed the analysis of existing conditions and the identification
of key issues and concerns. The second phase involved the formulation of overall goals
and objectives and the preparation of preliminary land-use recommendations. During the
third phase, planning recommendations were finalized and a draft Comprehensive Plan
report was prepared. The fourth phase--citizen input-- was accomplished with public hear-
ings and the appointment of a Citizens Master Plan Task Force, which evaluated the Draft
Comprehensive Plan. The Task Force reported to the City Council in March, 1989. The
fifth phase will be completed when the Plan is adopted as a policy guide by the City Coun-
cil.

Key steps in the planning process are highlighted below.

0 Study Initiation. The overall study began in September, 1986, when Oakwood
entered into a contract with the consulting team for preparation of the Plan.
Early discussions with City officials focused on the overall planning process
and the identification of major planning issues.

o} Comprehensive Plan Study Committee. To maximize direct local input into the
program, the 12-member Comprehensive Plan Study Committee was estab-
lished to participate in the process on a regular basis. Appointments in-
cluded members of the City Council, Plan Commission, and other residents
representing various groups and neighborhood areas. This committee met
regularly for the duration of the program, and worked closely with City
staff and the consultant team.

o} Key Person Interviews. To further encourage local input, interviews were con-
ducted with approximately twenty persons to discuss existing conditions,
issues and concerns within the Oakwood community. Interviews were con-
ducted by the consulting team during November and December, 1986. Per-
sons interviewed included local elected and appointed officials, local busi-
ness persons, representatives of various agencies and organizations, and local
residents.

o} Background Studies. A series of background studies was prepared by the con-
sultant dealing with various aspects of the community, including land-use,
building conditions, community facilities, traffic circulation, economic and
population characteristics and municipal codes. These were discussed in
detail with the Committee and were documented in a background report.

0 Issues and Concerns. Based on the findings and conclusions of background
studies and working sessions with the Committee, overall issues and concerns
were identified which should be addressed in the planning program.



Goals and Objectives. Based on the conclusions of all previous work ac-
tivities, a preliminary list of planning goals and objectives was prepared
dealing with various component parts of the community. These provided im-
portant guidelines for the planning program.

Alternative Plans and Concepts. Alternative planning concepts for guiding fu-
ture improvement and development in Oakwood were prepared and
evaluated. The process of evaluation involved several meetings with and
direct participation by the Committee members.

Plan and Program Preparation. Based on preliminary consensus reached on
preferred concepts, draft plan maps and text were prepared and delivered to
the City Council and Planning Commission.

Discussion and Refinement. Draft plans were reviewed, discussed and refined
in several meetings between Trkla, Pettigrew, Allen & Payne and members of
City Council and the Planning Commission.

Community Input. The proposed Comprehensive Plan was made available to
citizens and their input was solicited through a variety of means, including
public hearings.

Task Force Meetings. In response to the community input, a 54-member
Citizens Master Plan Task Force was appointed to analyze component parts
of the Draft Plan. The Task Force reviewed the Draft at a series of meetings
between September, 1988 and March, 1989. The Draft Plan was then
modified and refined to reflect the Task Force’s recommendations.

Final Plan Preparation. Based on input from the community and the special
Task Force, a final plan was prepared for adoption.

This Comprehensive Plan Report summarizes the results of the entire planning process, and
presents long-range recommendations for key aspects of the community. The report is
divided into five parts:

0

Goals and Objectives, which provide overall focus and direction for all plan-
ning recommendations.

Land-use, which presents guidelines and recommendations for future land-
use and development.

Transportation, which presents policies and standards for traffic circulation,
roadway improvements and public transportation.

Community Facilities, which presents guidelines and recommendations for
parks and recreation, schools, and other public facilities.

Plan Implementation, which briefly highlights several next steps and follow-
up actions for implementing the Plan and sustaining the local planning
program.

In addition, a detailed analysis of Oakwood’s development control system was also under-
taken as a part of the comprehensive planning program. Specific recommendations for
revising and modifying existing codes and ordinances were delivered to the City in a
separate document.



BENEFITS OF THE PLANNING PROGRAM

The overall Comprehensive Planning Program should result in a number of benefits for the
Oakwood community.

A range of current data and material on local conditions has been assembled and recorded,
in some cases for the first time. The process has encouraged local residents to consider the
future of their community more directly and to actively discuss future options and alterna-
tives. It has resulted in a Plan for future growth and development which represents a.con-
sensus of local views and opinions.

The Comprehensive Plan promotes a balanced and orderly future development pattern
which should enhance the local living environment and the City’s special image and
character. It establishes an overall framework for coordinating both public and private
development. It provides guidelines by which the Planning Commission and City Council
can review and evaluate individual development proposals. It provides a guide for public
investments and can help ensure that local public dollars are spent wisely for community
facilities and services. It clarifies long-range policies so that individual property owners
and developers can prepare and coordinate their own development plans. Finally, the up-
dated Comprehensive Plan is further evidence of the City’s commitment to planning for its
future on a continuing basis.
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PLANNING GOALS AND OBJECTIVES

An important part of Oakwood's Comprehensive Planning Program has been the prepara-
tion of planning goals and objectives. Goals and objectives help provide an overall focus
and direction for the Comprehensive Plan, and provide a framework for decisions regard-
ing land-use, transportation, community facilities, and other component parts of the Plan.

DEFINITION OF GOALS AND OBJECTIVES

To be effective, the Oakwood Comprehensive Plan must respond to the special needs,
values and desires of the local community. Goals and objectives help provide this special-
ized guidance. In essence, goals and objectives transform collective community values into
operational statements which can be used as guidelines for the planning program.

Goals and objectives each have a distinct and different purpose in the planning process:

-- Goals describe desired end situations toward which planning efforts should be
directed. They are broad and long-range. They represent an end to be sought, al-
though they may never actually be fully attained.

. Objectives describe more specific purposes which should be sought in order to ad-

vance toward the overall goals. They provide more precise and measurable
guidelines for planning action.

Collectively, goals and objectives indicate where a community wants to go and what it
wants to become in the future.

The following goals and objectives are presented in six general categories: overall image
and identity, housing and residential areas, commercial development, transportation, com-
munity facilities, and parks and recreation.

OVERALL IMAGE AND IDENTITY

Goal

A strong and positive civic identity based on « high quality living and working environment, an
attractive and convenient physical setting, and responsive City services and programs.

Objectives
1. Maintain Oakwood as essentially a single-family structure residential community
2. Maintain small, compact and attractive business areas.

3. Preserve, protect and expand the system of public and private open space and recrea-
tional resources within and around the City.

4. Ensure that all public and private properties are adequately maintained, and that cor-
rective maintenance is undertaken in a timely manner.



Assist in the preservation and protection of properties and areas with important local
historic or architectural interest.

Continue to provide quality City services and facilities which respond to the special
needs and desires of local residents.

Improve and upgrade older public utility and infrastructure facilities as required.

Foster high standards of design and construction for any new building or landscape
development within the City.

Maintain and develop programs and activities which can stimulate public involvement
and participation, and foster a strong community spirit and identity.

HOUSING AND RESIDENTIAL AREAS

Goal

A housing inventory and living environment which supports the local population, and maintains
the unique character and quality 0f the City.

Objectives

1

2.

9.

Maintain the predominant single-family structure and character of the City.

Maintain the attractive appearance and environmental quality of existing residential
neighborhoods.

Protect residential areas from encroachment by land-uses which may create adverse
impacts.

Promote adequate screening and buffering between residential areas and adjacent com-
mercial areas, including parking lots.

Preserve and protect existing housing through efficient code enforcement and en-
courage preventive maintenance.

Consider limited new multi-family residential development.

Foster high standards for building and landscape design and development within all
residential areas.

Encourage efficient land-use planning, yet maintain the low-density character and'en-
vironmental quality of the community.

Recommend guidelines for home use occupations.

10. ldentify the need for housing for elderly citizens and explore housing alternatives.



COMMERCIAL DEVELOPMENT

Goal

A limited system of quality commercial development which is compatible with the low intensity
residential character of the City.

Objectives

1.

Maintain existing commercial areas as primarily community-oriented shopping and
service focal points, rather than regionally-oriented centers.

Ensure that new commercial development occurs solely within geographic areas which
are already devoted to commercial uses.

Maintain and improve the appearance of all existing commercial areas, with particular
emphasis on appearance, buildings, signage, and landscaping.

Consider proposals for additional parking to serve all commercial areas.

Ensure that all commercial sites and buildings are adequately maintained, and that
corrective maintenance is undertaken as required.

Minimize any negative effect of commercial activities on neighboring residential areas.

Foster high standards of building and site design and construction for all new office,
retail and commercial developments.

TRANSPORTATION

Goal

A balanced transportation system which provides for safe and efficieiit movement of vehicles
arid pedestrians, and supports the overall quality of the community’s environment.

Objectives

1. Minimize localized traffic congestion and operational problems throughout the City,
with particular emphasis on the Far Hills corridor.

2. Facilitate the flow of vehicular traffic through Onkwood along arterial streets, with a
minimum of inconvenience to local residents.

3. Minimize non-local and commercial traffic within residential neighborhoods.

4. Cooperate with other public and private agencies in the provision of convenient public
transportation services within Oakwood, and between Oakwood and other nearby des-
tinations.

5. Maintain and improve the condition of street surfaces within the City.

6. Encourage safe bicycle movement within the City.

7. Maintain and improve pedestrian safety throughout the City.



8.

Provide adequate access to and circulation around commercial areas, public facilities,
institutional areas, and other activity areas.

COMMUNITY FACILITIES AND SERVICES

Goal

A system of community facilities which provides for the efficient arid effective delivery of su-
perior quality public services to Oakwood residents arid businesses.

Objectives

1. Maintain effective police protection throughout the City.

2. Maintain effective fire protection and emergency medical services within the City.

3. Encourage the continued excellence of public elementary and secondary educational
services within the City.

4. Continue Oakwood’s effective support of community groups and other voluntary serv-
ices in the provision of community services.

5. Encourage excellent cooperative relationships between City government and local
churches and other private institutions in the provision of community service.

6. Encourage the provision of quality library services within the community.

7. Provide for an adequate public water supply to serve the needs of the City.

8. Provide adequate water distribution, sanitary sewer and storm sewer systems.

9. Maintain a concern for a clean environment.

10. Maintain a high level of refuse collection service within the City.

11. Maintain and provide adequate sites and facilities for all City departments.

12. Ensure that all public sites and buildings are attractive and well-maintained, and that
corrective maintenance is undertaken as required.

13. Promote special facilities and services for identifiable groups such as the elderly,
young families, and youth within the community.

14. Continue to explore opportunities for new or expanded public facilities or services
which can enhance the overall quality of life within the City.

15. Seek new sources of revenue to be utilized in the continued provision of governmental
services, as necessary.

16. Cooperate with nearby communities, other governmental agencies, and public and

private agencies to improve and expand the range and quality of public services and
facilities available to Oakwood residents.



PARKS, RECREATION AND OPEN SPACE

Goal

A park and open-space system which satisfies the recreational and leisure time needs of Oak-
wood residents, and enhances the unique quality and character 0f the City.

Objectives

1. Upgrade recreational facilities and intensify usage of existing public park sites within
the City.

2. Explore opportunities to acquire and develop a new community-wide public park site
of approximately 15 acres in size.

3. Promote and encourage new recreational facilities and programs which respond to the
special needs and desires of Oakwood residents.

4. Ensure an active municipal role in the provision of recreational services and programs.

5. Continue to preserve significant natural environmental features within the City.

6. Ensure convenient access to public park sites and recreational areas.

7. Continue and expand planting programs on public property, pocket parks, and along
roadways, all of which add to the attractive character of the City.

8. Continue close cooperation between the City, the school district, and other public
agencies in the provision of recreational services.

9. Encourage the preservation and protection of open space areas and environmental fea-
tures on private properties throughout the City.

10.

Continue to work closely with local community groups and other voluntary organiza-
tions in the provision of recreational services.
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LAND-USE

The overall form and arrangement of Oakwood is determined by the pattern of residential,
commercial, public and semi-public land-uses in the area. The location and extent of this

land-use, and the manner in which it is grouped and related, significantly affect the
quality of life within the City.

This section describes the existing land-use pattern and structure within Oakwood, iden-
tifies land-use issues and concerns to be addressed in the Comprehensive Plan, and presents
recommendations regarding future land-use and development within the Community.

EXISTING LAND-USE

To determine the location of the land-uses now existing within the City of Oakwood, a
detailed block-by-block and parcel-by-parcel field survey was conducted by the consultant
in September, 1986. The specific use of each building and parcel at the time of the survey

was recorded and mapped. The results of the land-use survey are presented Figure 1, en-
titled Existiitg Land-Use.

The recording process utilized in the survey was based on the Standard Land-use Coding

Manual, a universal system for identifying and coding land uses. Specific land-uses were
recorded in the following categories:

Single-Family Residential
Two-Family Residential
Multi-Family Residential
Retail and Service
Auto-oriented Commercial
Office

Public Utility/Communication/Transportation
Governmental

Schools
Parks/Recreation/Open Space
Churches

Parking

Vacant land

O0O0O0OO0OO0OO0OO0OO0OO0O0OO0OO

In addition, notations are also included on the Existing Land-Use map to indicate: a) the
number of dwelling units present on all multi-family residential parcels; and b) the precise
land-use coding for all commercial parcels.

The land-use survey has resulted in an up-to-date representation of how each parcel in the
community is now utilized. This not only permits an analysis of land-use conditions and
potentials as a part of the Comprehensive Plan, but also provides the City with important
base data which will be useful in many other ways in the future.

Existing land-use areas are briefly described on the following pages.

10
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Single-Family Residential Areas

Oakwood is primarily a single-family residential community. Approximately 89% of the
total land area within the City’s corporate limits is devoted to single-family neighborhoods.
Existing single-family neighborhoods are quite varied. Smaller, older homes, many of
frame construction, are located in the southeastern quadrant of the community, on lots of
approximately 6,000 square feet. This neighborhood is served by a basic grid system of
streets. A similar pattern of development is present on the extreme northern boundary, ad-
jacent to the City of Dayton. Somewhat larger lots characterize the area between Forrer
and Patterson, although this neighborhood is also served by a grid system of streets.

The single-family residential neighborhoods to the west of Far Hills Avenue are somewhat
different. In general, these neighborhoods are characterized by larger lots, larger homes,
more varied topography, more dense vegetation, and a curvilinear street system.

However, even though the basic appearance of Oakwood’s neighborhoods is different, they
are all characterized by essentially sound housing stock, well maintained public improve-
ments and infrastructure, and a quality overall living environment.

Multi-Family Residential Areas

Existing multi-family residcntial development is limited. It is estimated that ap-
proximately 6% of the land within the City is devoted to multi-family uses. While existing
multi-family residential uses are scattered throughout the community, most are located
along or near Far Hills Avenue, and along or near Shroyer Road. There are no existing

multi-family uses in the neighborhoods west of Far Hills Avenue, except for the frontage
development along Far Hills itself.

The field survey identified 129 two-family residential buildings, most of which are located
in the east-central portion of the community, generally between Dellwood Avenue and
Corona Avenue. The survey also identified 71three- and four-family residential buildings,
most of which exist along or near Shroyer Road, just east of the Far Hills business district,
and along the west side of Far Hills between Park Avenue and Harman Avenue. There are
only six existing multi-family residential developments which contain more than four
units, the largest being a 48-unit development at Far Hills and Harman, and a 28-unit
facility at Far Hills and Oakwood Avenue.

As with single-family neighborhoods, Oakwood’s existing multi-family residential develop-
ment is essentially sound and well-maintained. However, many of the multi-family units
are older and most are located in small four-family buildings. There are very few newer,
high quality, multi-family dwelling units within the community.

Commercial Areas

Oakwood has very little commercial or business development. Approximately 2.7 percent
of the total land area within the City is devoted to commercial uses. Most existing commer-
cial development is concentrated in the Far Hills business district, at the far southern end
of the community. This is an attractive, well-defined business area containing a wide
range of retail, convenience shopping, service and office uses. In recent years, the City has
successfully undertaken a number of urban design and traffic related projects to improve
the image, appearance, and operation of this commercial area. Existing buildings are
generally well maintained, businesses appear healthy and viable, and virtually all floor
space within the area was occupied at the time of the land-use survey in September, 1986.

12



Existing residential areas closely border the business district on the east and west. While
there is little screening or buffering between the land-use areas, there do not appear to be
major conflicts between commercial and residential uses. However, there is evidence of
some spillover of commercial traffic and parking within the neighborhood to the east, and
some existing businesses are interested in growth and expansion.

There is a small cluster of commercial uses along Park Avenue near the Oakwood City
Building, which includes several offices, shops, personal service and business service uses.
Conditions within this area are also good and all existing space is occupied by apparently
viable uses. The large research and development training center for NCR, which consists
of several buildings arranged in an attractive campus-like setting, occupies the
northwestern corner of the City. Isolated commercial uses also exist at Far Hills and
Schantz, Oakwood and Irving Avenue, and Shroyer and Dellwood Avenue.

Public and Semi-Public Areas

Public and semi-public land-uses are widely scattered throughout the City, including parks,
open space areas, schools, churches and governmental facilities. Virtually all of these are
in good condition, are well located to serve the community, and add greatly to the overall
image and character of Oakwood. These areas are discussed in more detail in the Com-
munity Facilities section of this report.

Vacant Land Areas

Very little vacant land still remains within Oakwood. The only vacant parcel of sig-
nificant size, which totals approximately nine acres, is located at the northwest corner of
Far Hills and Schantz, adjacent to the NCR training facility. Several other much smaller
vacant parcels are scattered throughout the community, most in the southwest quadrant.
These other vacant parcels total approximately eight acres. Much of the remaining vacant
land is characterized by difficult topography or other development constraints.

However, Oakwood also contains a number of residential properties which could be sub-
divided for new development in the future, based on current zoning. Most are located west
of Far Hills, although several are located in the northeastern portion of the City. These in-
clude large estates and smaller single-family properties which control more than one lot. A
special analysis was undertaken of lots with the potential for subdivision within the exist-
ing R-1, R-2 and R-3 zoning districts. If existing homes were maintained, it is estimated
that approximately 100 new homes could be constructed on these properties, based on cur-

rent zoning requirements. If existing homes were removed, then substantially more new
units could be accommodated.

BUILDING CONDITIONS

In conjunction with the land-use survey, an analysis of building conditions was undertaken
to assess and record the structural condition of all buildings within the City of Oakwood.
The building condition analysis was based on an exterior survey of all buildings within the
community conducted by the consultant in September, 1986. The survey process and
criteria for judging building conditions has been based on standards and procedures util-
ized in numerous previous studies throughout the country. These are described below.

Building Components Evaluated
During the field survey, each component of a subject building was examined to determine

the number and degree of building defects. Building components examined were of two
types:

13



Primary Structural. These include the basic elements of any building: foundation
walls and girders, exterior walls, roof, and roof structure.

Secondary Structural. These are components generally added to the primary struc-
tural components and are necessary parts of the building, including porches and
steps, windows and window units, doors and door units, and chimneys.

Criteria for Classifying Defects

Each primary and secondary building component was evaluated separately as a basis for
determining the overall condition of individual buildings. This evaluation considered the
relative importance of specific components within a building, and the effect that
deficiencies in components will have on the remainder of a building.

The three categories of deficiencies, and the criteria used in evaluating building com-
ponents, are described below.

0}

Minor Defects. These include defective characteristics which are relatively easy to
correct and have little or no effect on the remainder of the building. The correc-
tion of such defects may be accomplished by the owner or occupants in the course
of normal maintenance, such as pointing masonry joints or limited replacement of
less complicated components.

Major Defects. These include defects which are beyond normal maintenance, are
difficult to correct, and have significant effects on the building, although by them-
selves are not seriously impairing the usefulness of the basic structure. The correc-
tion of such defects may require complete replacement of any secondary structural
component or building system, and partial replacement of any of the primary struc-
tural components. Major defects would include:

-- Cracks, holes, or loose or missing material over a limited or concentrated
area.

-- Inadequate size and spacing of support members over a limited or con-
centrated area.

-- Bowing or out-of-plumb walls or foundations over a limited or concentrated
area.

Critical Defects. These are limited to primary structural components. A critical
defect involves failure, extreme deterioration, or inadequacy of the component to
such a degree that it adversely affects all or a large part of the building. A critical
dcfect is considered non-correctable and requires complete replacement or rebuild-
ing of the component. Critical defects would include:

- Large cracks, holes, or loose or missing material over a substantial area.
Sagging, settling, or rotting over a substantial area.
Inadequate size and spacing of support members throughout the component.

-- Bowing or out-of-plumb walls or foundation over a substantial area.
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Final Building Rating

After completion of the exterior building survey, each individual building was placed in
one of four categories based on the combination of defects found in various primary and
secondary building components. Each of these categories is described below.

(0]

Sound. Buildings which contain no defects, are efficiently maintained, and require
no treatment outside of normal maintenance.

Deficient--Requiring Minor Repair. Buildings which contain one or more minor
defects which can be corrected through normal maintenance. Defects are related to
the structural components visible from the exterior and include extensive paint blis-
tering or lack of paint over large areas.

Deficient--Requiring Major Repair. Buildings which contain one or more major
defects over a widespread area and would be difficult to correct through normal
maintenance. Buildings in the major deficient category would require replacement
or rebuilding of exterior components by skilled building tradespeople. (Several
minor defects alone do not produce a final building rating of major deficient).

Substandard. Buildings which contain two or more major defects which are SO ex-
tensive that cost of repairs would be excessive in terms of producing a sufficient
return on the investment required. Substandard buildings are presumed to be so ad-
vanced in deterioration that acquisition and clearance may be the only viable
remedy.

Findings and Conclusions

The results of the building condition analysis are summarized in Table 1.

Table 1
BUILDING CONDITIONS

TOTAL MINOR MAJOR SUB-
BUILDING USE BUILDINGS SOUND DEFICIENT DEFICIENT STANDARD
Single-family
residential 3,132 3,070 0059 3 0
Two-family
residential 0,129 0,129 0000 0 0
Multi-family
residential 0,077 0,076 0001 0 0
Commercial 0,058 0,052 0006 0 0
Public 0,014 0,011 0003 0 0
Semi-public 0,009 0,009 0000 0 0
TOTAL 3,419 3,347 0069 3 0

i
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In general, building conditions within Oakwood are excellent. Of the 3,419 total buildings
within the community, 3,347 buildings, or 98 percent, were classified as sound at the time
of the survey. Sixty-nine buildings, or 2 percent, were classified as minor deficient. Most
of the minor deficiencies were characterized by minor defects related to windows, doors,
gutters, downspouts and other exterior trim, or by excessive paint blistering or peeling.
Only three buildings were classified as major deficient, and all of these buildings were in
the process of being rehabilitated and repaired at the time of the survey. No buildings
within Oakwood were found to be substandard. It should be noted that only principal

buildings were evaluated in the field survey; dctached garages and other small accessory
buildings were not rated.

Deficient buildings are widely scattered throughout Oakwood, and there are no significant
geographic concentrations.  However, several locational observations are of interest.
Fifty-six deficient buildings, or 81 percent of the deficient total, are located east of Far
‘Hills Avenue. In addition, 28 deficient buildings, or 41 percent of the deficient total are
located in the southeastern quadrant of the community, generally south of the High
School. There are also small concentrations of deficient buildings in the northeastern cor-

ner of the community along Irving Avenue, and around the intersection of Far Hills
Avenue and Schantz Avenue.

Most of the deficient buildings are residential structures. Of the 58 total commercial
buildings in Oakwood, six, or 10 percent, were found to be minor deficient. These are dis-
tributed between all of the existing commercial areas, including the Far Hills district, the
area around the City Building, and the intersection of Far Hills and Schantz.

As a part of the building condition survey, the consultant team also recorded the construc-
tion type for all buildings in Oakwood. It is significant to note that of the 69 total build-

ings that were classified as deficient, 45 buildings, or 65 percent, are of wood frame con-
struction.

LAND-USE ISSUES AND CONCERNS

Several issues and concerns related to existing land-use and building conditions were iden-
tified in the Comprehensive Planning Program:

1. Oakwood’s existing residential neighborhoods are perhaps its most important asset.
A primary focus of the Comprehensive Plan should be the protection and enhance-
ment of these strong existing residential areas. Techniques which should be explored
include: the protection of residential areas from the encroachment; buffering the
impact of commercial or other non-residential uses; the elimination of non-
residential traffic within neighborhoods; preventive maintenance and improvement
programs in selected areas; and the improvement of public facilities and services
where appropriate.

2. Less than 6% of the total land area within Oakwood is currently devoted to multi-
family residential development. Many of the units that do exist are older. The City
contains few modern, top-quality units that would be attractive to the higher end of
the market. Changes in age-structure, family size and household composition sug-
gest that alternative housing types may be more desirable in the future. The Com-
prehensive Plan should clarify the City’s policy regarding future multi-family

development, and clearly indicate acceptable locations, densities and design require-
ments for such development.
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Commercial development has been the subject of much discussion within Oakwood
in recent years. Recent citizen surveys undertaken by the City suggest that most
local residents favor the present allocation of residential and commercial areas.
However, some existing businesses may seek further expansion. The Comprehensive
Plan should evaluate the advantages and disadvantages of commercial expansion in
more detail, and help establish the City’s long-range policy in this regard. The Plan
should also explore techniques for further improving the image, appearance and
operation of existing commercial areas.

The Comprehensive Plan should also review and evaluate the future use of all
remaining vacant land parcels within the community. Each parcel should be

analyzed in terms of current zoning, surrounding existing uses, special development
constraints, and alternative future uses.

Even though the subdivision of larger estates has not yet become a major issue in
Oakwood, the community does contain a large number of properties which could be
subdivided in the future. Existing development controls and requirements should be
reviewed to determine if any changes or modifications are needed, or if any special
new policies are required to ensure that future subdivision activity is sensitive to
and reinforces the existing environment. The City should also reassess minimum lot

sizes within the various zoning districts to determine if modifications would be
desirable in the future.

While there are no significant geographic concentrations of deficient buildings,
there are several areas within the community which should continue to be closely
monitored in the future. These include the southeastern quadrant, the northeastern
corner across from the University, the commercial areas, and the residential areas
immediately adjacent to commercial uses. While all buildings are susceptible to
deterioration and maintenance problems, buildings in these areas may be most vul-
nerable because of location, size, age and use characteristics.

The condition survey also suggests that buildings of frame construction are more
susceptible to deterioration and maintenance problems. As a result of the survey,
the City now has an accurate record of where frame structures are located. These
should be carefully monitored in the future.

While older buildings are susceptible to condition problems, they can also represent
an important community asset. Oakwood’s special charm and character is due in
large part to its older homes and buildings. The Oakwood Historical Society has
identified a number of properties within the community which have special historic
or architectural interest. To the extent possible, these properties should be main-
tained and preserved in the future.

Vacant buildings are not numerous within Oakwood. The City’s occupancy rates for
residential and commercial space are among the highest in the region. However,
vacant buildings can become a concern, particularly vacant commercial buildings.
The City should consider an action policy regarding the removal or improvement of
vacant structures which become unsightly, dilapidated, or otherwise present a
nuisance. It should be noted that the Oakwood building code and housing code
authorize the City to remove unsafe structures.
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LAND-USE PLAN RECOMMENDATIONS

The Land-use Plan provides a guide for future land development decisions within the City.
It identifies which lands should be utilized for residential, commercial, and public land-use
activities in the future. The Plan also describes interrelationships between various land-use

areas, and the types of projects and improvements desirable within each area (See Figure
2).

Oakwood is an established, essentially built-up community with little vacant land remain-
ing within its boundaries. Oakwood is also a predominantly residential community, made
up of several very strong single-family residential neighborhoods. Multi-family residential
development is more limited and more concentrated geographically, as is commercial and
office development. Public and semi-public uses, including parks, schools, municipal build-

ings, and open space areas, are quite numerous in Oakwood and are widely scattered
throughout the City. '

The Land-use Plan attempts to reinforce and strengthen this strong existing land-use pat-
tern and structure. The Plan includes recommendations for improving and protecting ex-

isting land-use areas, and for encouraging compatible new development in selected loca-
tions.

Recommendations for specific land-use areas are presented below.

Residential Land-Use

Oakwood has traditionally been a strong and highly desirable residential community. The
Land-use Plan strives to strengthen and reinforce existing residential areas and promote
quality new residential development in selected locations. The Plan includes general prin-
ciples and standards for guiding overall improvement and development within residential
areas, and specific recommendations regarding various neighborhoods in the community.

Principles and Standards

A primary focus of the Land-use Plan is to maintain and perpetuate Oakwood’s high-
quality residential environment, which is characterized by sound housing stock and an at-
tractive, spacious and quiet residential atmosphere. The following principles and standards
should guide all improvement and development within residential areas:

0 The existing visual and environmental character of Oakwood’s various
residential neighborhoods should be preserved and enhanced. The City is
made up of several distinct neighborhood areas, each with somewhat dif-
ferent physical characteristics such as street configuration, topography,
natural vegetation, landscaping, and lot sizes. Much of the City’s overall
image and identity is due to the unique character of its neighborhoods, and
these distinguishing features should be enhanced in the future.

o) Existing residential neighborhoods should be approved and upgraded as re-
quired. Overall environmental improvements should be undertaken where
necessary. Public service improvements should be undertaken where neces-
sary. The negative impact of traffic should be minimized. The negative im-
pact of non-residential uses on neighborhoods should be minimized. The City
should continue to provide the highest affordable level of municipal services
to all residential areas. The City should also maintain a neighborhood atmos-
phere in which all residents feel secure.
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The City shall be vigorous in efforts to maintain the ambiance of the com-
munity as it now exists. This effort should include, but not be limited to, the
following policy directions:

1) An architectural review order shall be adopted.

(2) The City should continuc its effective and consistent code enforce-
ment activities to assure that existing housing stock is maintained and
that repairs are undertaken in a timely manner.

(3) Community direction maintenance of homes is essential.

(4) New residential development within existing neighborhoods should be
of a size, scale and quality which is compatible with surrounding ex-
isting development. Any development should be approved so as to
enhance and re-enforce overall quality rather than detract from it.

(5) Natural environmental features within residential areas should be
preserved and protected; natural vegetation; developed wooded area;
and large mature trees in residential areas add greatly to the am-
biance of the City as a whole an should be maintained. Topographical
changes should be minimal. Through public policy, and private

cooperation, unique environmental features should be preserved for
future generations.

The City should strive to minimize the breaking up or subdivision of already
developed properties within the community. Properties capable of subdivi-
sion under existing zoning are located primarily, although not exclusively,
west of Far Hills Avenue. Extensive subdivision of larger estates can sig-
nificantly alter the image and character of existing neighborhoods, threaten
environmental features, and change the historic development patterns of
residential areas.

The City’s Zoning Ordinance should be modified to reflect the policies and
objectives of the new Land-use Plan. In particular, zoning provisions related
to densities and lot sizes within residential districts should be reassessed. In
order to minimize subdivision activity and preserve neighborhood character,
rezoning may be desirable in certain parts of the City.

When previously developed properties are subdivided, special care should be
taken to ensure that subdivision activity is compatible with the surrounding
area. The subdivision of large estates poses design problems and concerns
much different than the development of vacant property or farm land. The
City should consider establishing special design and performance standards
for incorporation in the Subdivision Regulations which specifically address
these concerns, including the size and shape of new lots, interrelationships
between buildings, the juxtaposition of old and new structures, building
bulk, the orientation of buildings to the street, and the location and align-
ment of new roadways.

The City should institute a procedure to register all home occupations. The
purpose of the registration would be to establish an official record of all
home occupations within the City. The registration form should include in-
formation about the type of business, location within the house, amount of
space leased, any equipment (such as word processor, hand tools, etc.), hours
of operation, and names of all employees. There could be a processing fee at-
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tached. The registration would enable the City to monitor the types and
locations of home occupations in an official manner, and enable the City to
approve or disapprove applications based on compliance with the regulations.

The City should continue to encourage local property owners to endow land
as a means of preserving existing open space areas. In addition, the City
should also consider permitting property owners to donate land or grant ease-
ments to preserve open space areas. Such donation can offer tax advantages
to property owners as well as preserve important environmental features and
help relieve some of the concerns related to estate subdivision.

Residential Area Designations

The Land-use Plan includes five different residential designations. Each is briefly
described below:

0]

Estate Residential, reflecting single-family lot sizes of one acre and larger, is
indicated in the western portion of the City, primarily along Ridgeway Road
and along Runnymeade Road near the Dayton Country Club. The homes in
these areas are on large lots, and the rolling terrain and open, wooded land
give these areas a special estate-like character.

These areas are essentially developed, except for a few scattered vacant par-
cels located in the southwest corner of the City, most of which will be dif-
ficult to develop because of size and topography. However, these areas do
include numerous parcels which could be further subdivided for new
development under current zoning requirements. Since a primary objective
of the Land-use Plan is to maintain and preserve the existing character of
residential neighborhoods, it is recommended that the zoning requirements
within these areas, particularly minimum lot sizes, be revised in order to
maintain and preserve the existing character of residential neighborhoods.
Subareas characterized by extreme topographic changes and dense natural
vegetation, such as the properties between Ridgeway and Deep Hollow Road,

might be subjected to special additional controls and regulations regarding
density and site development.

Low-Density Single-Family Residential, reflecting a density of two to four
dwelling units per acre, is indicated in the western portion of the City along
Oakwood Avenue between Coolidge Drive and Ridgeway Road, and between
Thurston Boulevard and Schantz Avenue. In addition, this residential
category is indicated in the northeastern portion of Oakwood, generally
along Lookout Drive and Thurston Boulevard.

Environmentally, these residential areas are similar in many respects to the
Estate Residential areas, except that most existing homes are on somewhat
smaller lots. Like the Estate Residential, these areas are characterized by
curvilinear streets, attractive landscaping, and gently rolling terrain. These
areas are fully developed with no remaining vacant land. Virtually all exist-
ing homes are in good condition, and future emphasis should be on main-
tenance and preservation of neighborhood character and identity. These
areas also have numerous developed parcels which could be further sub-
divided under existing zoning.

Low- to Moderate-Density Single-Family Residential, reflecting densities of
four to six dwelling units per acre, is indicated east of Far Hills, generally
between Longsdale Avenue and Thurston Boulevard, and between Lookout
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Drive and Volusia Avenue. In addition, this residential category is also indi-
cated in the western portion of the City between Dixon Avenue and Far
Hills, and between Coolidge Drive/Fairmont Avenue and Far Hills.

These neighborhoods are somewhat different from the residential areas
described above. In addition to predominantly smaller lots, these areas are
characterized by a grid pattern of streets and only minor topographic
changes. In general, these neighborhoods have a more urban or "small town"
character. These areas are well maintained, attractively landscaped, and vir-
tually all homes are in good condition. These neighborhoods are unlikely to
require major attention in near future, and the emphasis should continue to
be on routine maintenance and enhancement of existing neighborhood
character. In the unlikely event that a building is destroyed by fire or other-
wise removed, replacement homes should be of similar quality, size and style
to those in the surrounding area.

Moderate-Density Residential, reflecting densities of six to seven dwelling
units per acre, is indicated in the Land-Use Plan in the southeastern quad-
rant of the community, generally south of Longsdale Avenue and east of Far
Hills Avenue. Smaller areas of moderate-density residential are also indi-
cated along Acorn Drive between Shroyer Road and Patterson Road, and
along Irving Avenue on the northern edge of the City.

These residential areas are served by a grid pattern of streets and display
little topographic change. In addition to smaller lot sizes, most existing
homes are older and many are of wood frame construction. Overall neigh-
borhoods are well-maintained and have an attractive "small-town" image and
character. Although most homes are in good condition, buildings in these
areas may be more susceptible to deterioration and maintenance problems be-
cause of their location, size, age and type of construction. The City should
continue to carefully monitor conditions in these areas to ensure that in-
dividual homes and overall neighborhood quality are maintained in the fu-
ture.

Detached single-family homes will continue to predominate within this area.
Of particular note within this land-use category is the frontage along Irving
Avenue. In the past, the City has made special efforts to maintain single-
family homes along this northern edge of the community. As an alternative,
we suggest that the City consider a new a approach in this area in the future.
We suggest that consideration be given to encouraging the re-orientation of
residential uses along Irving Avenue to the south, into the Oakwood com-
munity. This might include new townhouse development, rehabilitation of
existing homes, or a combination of new construction and rehabilitation.
The City should consider preparing a sketch plan for this area illustrating
the re-orientation of new and existing residential buildings; new landscaping
and buffering along the northern edge; improvement and widening of the ex-
isting alley; and new pedestrian connections. The primary objectives should
be to create: 1) a stable, high-quality residential area which is more closely
connected and linked to other parts of the Oakwood community; 2) an attrac-
tive northern edge for Oakwood; and 3) a buffer between Oakwood's estab-
lished residential neighborhoods and the higher intensity uses within Dayton
to the north.

Multi-Family Residential, reflecting densities up to fifteen dwelling units per
acre, is indicated in the Land-Use Plan in several locations: 1) the triangular
area bounded by Oakwood Avenue, Far Hills and Volusia; 2) the west side of

22



Far Hills between Dixon Avenuc and Harman Avcnuc; 3) bctwecn East Drivce
and Hadley Avcnuc, adjacent to the Far Hills business district; 4) along
Shroycr Road bctwecn Forrer Boulevard and Acorn Drive; 5) along Shroycr
Road between Tciford Avenue and Peach Orchard Avenue; and 6) in the arca
gencrally bounded by Delaine Avenue, Claranna Avcnue, Orchard Drivc and
Shroycr Road.

Oakwood's current zoning map allows multi-family residential uscs
throughout much of the southeastern portion of the community and along the
Far Hills corridor. The proposed Land-Use Plan focuses multi-family uses
within several smaller, more compact clusters. This should help prcserve ex-
isting neighborhoods and avoid large concentrations of multi-family develop-
ment. Each of the designated multi-family areas is located around the edges
of single-family neighborhoods, adjacent to or accessible from arterial
streets, and ncar public transit routcs. All are geographic extensions of exist-
ing multi-family development, and most are convenient to shopping and busi-
ness areas and community facilitics. Most also occupy transitional locations
between major traffic routes or commercial areas and single-family neigh-
borhoods, and provide a buffer between land-use intensities.
Commercial Land-Use

Oakwood has two established commercial areas which Drovide aoods and services
to local residents. The largest is the Far Hills Business District, which fronts
both sides of Far Hills Avenue from Peach Orchard Avenue south to the City
limits. This Same commercial strip continues for several miles south inte the
City of Kettering. The Far Hills Business District is an attractive, well-
defined commercial area cantaining a wide range of retail, convenience shopping,
service and office uses. The second established commercial area is along Park
Avenue, clustered around the Oakwood City Building. This small, compact area
contains several offices, shops, personal service and business service uses.
Both existing commercial areas are located along or near major arterial streets,
and are easily accessible to the entire community. Isolated commercial uses also
exist at Far Hills Avenue and Schantz Avenue, Oakwood Avenue and Irving Avenue,
and Shroyer Road at Dellwood Avenue.

In addition to these two established commercial areas, the large research and
development training center for NCR, which consists of several buildings arransed
In an attractive campus-like setting, occupies the northwestern corner of the
City.

Brinciples and Standards
The Land-use Plan recommends that existing, established areas continuc to be the commer-

cial focal points within the community. Together, thcsc areas provide for most of the day-

to-day commercial nceds of Oakwood residents, The Plan recommends that these existing
arcas continue to bc upgraded and improved. No commercial cxpansion or development 1s .

proposed. The following basic principles and standards should guide improvement and
devclopmcent decisions regarding commercial land-usc.

0 Oakwood is primarily a residential community, and local commercial areas
should continuc to be strongly oriented to community nceds. Commercial

uscs should continue to be located primarily within Oakwood's two existing
commercial areas. These commercial areas should remain small and compact,
and their prcscnt scale and character should bc essentially maintained.
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Future planning and development should focus on continued improvement
and refinement of existing commercial areas, rather than expansion or new
development. Even though existing commercial buildings are in good condi-
tion, both commercial areas include several residential conversions and older,
smaller commercial properties that might undergo redevelopment in the fu-
ture. Compatible new construction can help existing commercial areas
remain strong and viable, and help ensure that community service needs con-
tinue to be met, without changing basic scale and character. The City should
also maintain its aggressive code enforcement efforts to ensure that existing
commercial buildings remain in good condition.

The overall image and appearance of existing commercial areas should con-
tinue to be upgraded and improved. The City has already successfully un-
dertaken a number of urban design projects to improve the appearance of the
public right-of-way within commercial areas. It is recommended that future
efforts focus on commercial buildings. Much could be done to improve com-
mercial facades, signage, awnings and canopies, and landscaping which
would not only upgrade individual properties but also help unify the overall
appearance of commercial areas. It is also recommended that the City
develop special guidelines and standards for new commercial construction or
significant renovation of existing construction.

Small-scale commercial development in locations other than Oakwood's two
existing commercial areas should be discouraged in the future. The one ex-
ception is the vacant 9-acre parcel at the northwest corner of Far Hills
Avenue and Schantz, whcre new commercial uses could be appropriate as a
part of overall planned development for the area. This area is discussed in
more detail in a following section of this report. Isolated conversion of
residential properties for commercial use, as has occurred on the east side of
Far Hills Avenue at Schantz, should not be permitted in the future.

Since all commercial uses are located along or near major arterial streets,
vehicular access to commercial areas should continue to be carefully
monitored to minimize conflicts with through traffic movements. The
frontage road improvements recently undertaken in the Far Hills Business
District have been particularly successful in this regard. Where possible, the
consolidation of access drives for several individual properties should be en-
couraged.

All commercial areas should be served by an adequate and convenient supply
of off-street parking. However, parking for commercial uses should be
provided in a manner that is compatible with adjacent residential areas. Op-
portunities for improving commercial area parking should be considered,
subject to review by the Planning Commission and City Council. Specific
recommendations regarding parking in the Far Hills Business District are
presented in a following section of this report.

The relationship between commercial areas and adjacent residential neigh-
borhoods should continue to be closely monitored. Commercial operations,
including parking, should not be allowed to affect neighborhood quality ad-
versely. While no major problems have been identified, potential concerns
include commercial traffic within neighborhoods, commercial parking along
residential streets, the accumulation of trash and debris, noise, and safety

and security. "Housekeeping" along the back sides of commercial properties
can also be a concern to nearby residents.
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o} Multi-family residential development has already occurred in several blocks
adjacent to existing commercial areas, and more should be encouraged in the
future. These locations can be quite convenient and desirable for many resi-
dents, particularly those who are elderly or less mobile. New multi-family
development can also add life and vitality to the commercial areas, without
changing their essential scale or character. Finally, multi-family residential
development can provide a transition between the more active and intense
commercial activity, and lower density single-family neighborhoods.

Park Avenue Business Area

The Park Avenue Business Area is a small two-block commercial area located along Park
Avenue west of Far Hills and east of Harman Avenue. This area includes a small cluster

of offices, shops, personal services and business service uses. In addition, the Oakwood
City Building is located within this area.

The Comprehensive Plan recommends that the Park Avenue Business Area continue to be
small and compact, and that its present scale and character be maintained. This area
should continue to be oriented toward community commercial and service needs, and no
geographic expansion is recommended. However, overall design, appearance and opera-
tional improvements should continue to be made in the future, including maintenance of
commercial buildings, improvement to commercial facades, and parking and signage im-
provements. The established residential neighborhoods which closely border the commer-
cial area on the north, west and south should also be maintained and protected.

EFar Hills Business District

The Far Hills Business District is Oakwood’s primary shopping and business area. It en-
compasses a twenty-two acre area fronting on Far Hills Avenue, and extending from the
southern corporate boundary to approximately the south side of Peach Orchard Avenue on
the north. The width of the corridor, in terms of commercial use, generally encompasses
one half block east and west of Far Hills Avenue. Although the area contains an assort-
ment of retail shops and consumer service facilities, a relatively large proportion of its
space use (roughly 71%) is devoted to office use. Dominant uses, in terms of traffic gener-
ation, are the Dorothy Lane Market, Far Oaks Building, Mid America Building, Oakwood
Club Restaurant and Su Casa Amiga Restaurant. With the exception of the Oakwood Club
Restaurant, these generators are located within an adjacent three-block area.

The Far Hills Business District has been the subject of much attention and concern in
recent years. Approximately 13 years ago, the City implemented a major street and urban
design program which significantly improved vehicular access and circulation within the
area, and also greatly improved the overall image and appearance of the area. There has
also been continued concern about off-street parking and the possibility of small-scale
geographic expansion of the business arca.

Potential Business Area Expansion

The possibility of small-scale expansion of the Far Hills Business District has been much
discussed in the past few years. Recent citizen surveys suggest that most local residents do
not favor new business growth and development. However, there continues to be pressure
from some businesses within the district for at least small-scale expansion.
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The Comprehensive Plan clearly presents the City's intentions and policies regarding future
expansion of the Far Hills Business District. Four basic alternatives for addressing the
business district were developed and discussed as a part of the planning program. The al-
ternatives ranged from restricting commercial uses to less than existing zoning, to allowing
some degree of future expansion along the east side of the business district.

Based on a thorough review and evaluation of the alternatives, the land-use plan illustrated
below was selected for the Far Hills Business District. This plan is closely related to exist-
ing zoning regulations as they apply to the business district. It would maintain the existing
size and scale of the commercial area, while allowing for the possibility of new off-street
parking in selected locations.

The recommended plan for the Far Hills Business District establishes a balance between the
various interests and concerns within the community. It would maintain the business dis-
trict essentially in its present form, although it would allow for the possibility of minor
expansion of parking within the transitional use area. It would maintain and protect exist-
ing residential neighborhoods to the east, north and west. By deleting office uses from the
transitional use provisions, the Plan would also eliminate the possibility of new commercial
buildings being constructed east of the existing alleys.

Review of Business Area Alternatives by Citizens

The draft Comprehensive Plan that was reviewed by the Citizens Master Plan Task Force
contained the selected land-use plan included in this report and three alternatives. The
Land-Use Subcommittee and Task Force rejected two of the three alternatives and focused
their discussion on the selected alternative and an alternative that would eliminate the
transitional use zone between the existing business district and the existing residential dis-
trict.

i Under this plan, the residential properties
HENE; indicated in this pattern could be developed
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The selected land-use plan is more restrictive than current zoning because it eliminates of-
fice uses from the transitional zone. It would permit parking in the transitional zone, sub-
ject to approval of the Planning Commission and City Council.

The alternative examined by the Land-Use Subcommittee is the most restrictive alternative
presented by the planning consultants. It would eliminate the transitional zone entirely
and restrict the business district to its current boundaries. No additional parking could be
added under any circumstances.

The Land-Use Subcommittee and Citizens Master Plan Task Force were divided on this
issue. The Land-Use Subcommittee recommended the most restrictive alternative-- elimina-
tion of the transitional zone. The Citizens Master Plan Task Force rejected that recommen-
dation and recommended (by a small majority) that the selected land-use plan be recom-
mended to Council.

The planning consultants believe that the transitional zone creates flexibility and discre-
tion, factors that should be afforded to the Planning Commission and City Council in order
to deal with parking in the business district. Flexibility and discretion are forfeited if the
transitional zone is eliminated. Transitional uses are a well-established and proven tool for
managing the buffers between different land-use zones. A transitional zone’s effectiveness
is shown by this particular zone-- it has been used effectively in Oakwood for more than
20 years. Moreover, the citizens’ concerns about parking expansion into the transitional
zone are protected because all changes in parking must be approved after notice and two
public hearings-- a hearing before both Planning Commission and Council.

The Citizens Master Plan Task Force did not reach a clear concensus on the transitional
zone, except to recommend that office buildings be deleted. This Plan contains no specific
recommendation about expanded parking.

Business Area Parking

Parking within the Far Hills Business District has also been a subject of great concern in
recent years. Even though the business district contains a number of relatively high traffic
generators, the amount of land area available for surface parking is limited since the com-
mercial area is closely bordered by residential uses. Moreover, much of the business dis-
trict was developed prior to the establishment of the current zoning requirements for off-
street parking. Additional variances were granted as well, due to the constraints imposed
by the limited land available for parking lot expansion.

In May, 1984, the Miami Valley Regional Planning Commission completed a study of park-
ing in the Far Hills Business District. This study included an inventory of the existing on-
and off-street parking supply, occupancy counts to determine usage of existing spaces, and
a calculation of the parking needs of existing commercial uses in the area, based on current
zoning requirements. As a result of these surveys, the study concluded that:

a) Several off-street parking lots and on-street parking tiers are currently
operating at or near saturation. These lots and tiers are scattered throughout
most blocks along the east side of Far Hills, and in the blocks along the west
side between Park Avenue and Peach Orchard.

b) Several existing businesses lack sufficient off-street parking, as is currently
required by local zoning. Many of these are located along the east side of
Far Hills in the 2300, 2500 and 2600 blocks, and along the west side in the
2500 and 2600 blocks. The largest deficiency is within the 2600 east block,
which has a shortage of almost 80 spaces.
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c) Illegal parking does occur in several locations, particularly near stores on the
west side of Far Hills in the 2500 block.

d) Several existing lots require signage, layout or striping improvements to im-
prove efficiency, most prominently along the west side of Far Hills.

It should be noted that at least part of the "parking problem™ within the Far Hills Business
District may be that of perception. Many patrons of a small business district prefer to park
directly in front of the store or business they intend to visit. If these patrons find it neces-
sary to park a block or so away from their destination, they may perceive a "parking
problem.” Consequently, making parking areas more easily accessible and more readily
identifiable, and improving the appearance of parking areas and pedestrian connections,
could help minimize these perceived parking problems. It should also be noted that
"parking problems" may be perceived by business owners more often than by patrons.

The 1984 MVRPC study also concluded that little if any land will be available for horizon-
tal expansion of parking in the future. The study presented several general recommenda-
tions for improving parking conditions within the business district, which should be incor-
porated in Oakwood's new Comprehensive Plan. These are listed below.

0 Increase the usage of existing off-street parking lots through the following
policies:
1) Use of directional signage identifying location and availability of
off-street parking facilities.
2) Visual enhancement of facilities through redesign of rear entrances,
landscaping, increased lighting whcre appropriate, etc.
3) Designate most convenient locations within parking lots for patrons as
opposed to use by employees.
4) Improve interim signage and space demarcation as per the
aforedescribed problem areas of signage and striping.
0 Increase the availability of on-street parking spaces through:
1) Advising employees to use designated off-street spaces where avail-
able, thus freeing up more conveniently located spaces for patrons.
2) Modify parking duration within selected areas to increase turnover.
0 Relate parking facilities more sensitively to the respective land-use served arid its

traf fic generation clzaracteristics through the following strategies:

1) Institute the shared parking facility concept within which two or
more compatible activities may utilize the same parking facility.

2) Adjust and expand the existing zoning requirements for off-street
parking spaces to reflect significant differences in the generation
among land-use categories which are presently grouped together with
common off-street parking space rcquirements.
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0 Consider constructing a new parking deck. If a new parking deck were to be
constructed within the business district, the 2600 east block of Far Hills ap-
pears to be the most appropriate location. This block is central to several of
the area’s highest traffic generators, and is the location of the greatest cur-

rent parking deficiency. The existing surface lot could be decked, with ac-
cess off both Wonderly and Claranna.

However, before undertaking such a venture, a more detailed cost/benefit
analysis should be undertaken. In general, the cost of a parking deck is ap-
proximately $6,000 to $8,000 per parking space. Careful consideration must
be given to sizing, design, and usage, as well as the involvement of both the
City and nearby businesses in the implementation of the project.

Vacant Land Analysis

Oakwood is essentially developed and very little vacant land still remains within the com-
munity. The only vacant parcel of significant size, which totals approximately nine acres,
is located at the northwest corner of Far Hills and Schantz, adjacent to the NCR training

facility. Several other much smaller vacant parcels are scattered throughout the com-
munity. (See Figure 3).

A description of remaining vacant land parcels, including existing conditions, future
potentials, and preliminary recommendations, are presented below.

Site 1: Northwest corner of Far Hills and Schantz.

0 Approximate Size: 9 acres.

0 Existing Use: Predominantly vacant, with one single-family home on Far
Hills, and a second structure fronting Schantz.

0 Current Zoning: R-3, Single-Family.

0 Surrounding Land-uses: Vacant land owned by NCR to the north, single-

family residential across arterial streets to the east and south; and NCR
Sugar Camp School to the west,

0 Special Development Constraints: Heavily wooded; topographic changes within
site; drainageway may cross site.

o] Alternative Future Uses: 1) open space; 2) single-family residential; 3)multi-

family residential; 4) commercial; 5) mixed-use development encompassing
one or more of the above.

0 Comprehensive Plan Recommendation: This 9-acre parcel has excellent acces-
sibility and visibility, being located at the intersection of two arterial streets
and at the major entranceway to Oakwood. This parcel is the last remaining
vacant land area within the City which has the potential for large scale,
planned and coordinated new development. It is therefore recommended that
this parcel be promoted as a high-quality, multi-use planned development area
which could accommodate a combination of office, commercial and multi-
family residential uses.
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The 9-acre parcel should be established as a Multi-Use Special Planning Dis-
trict, which would give the City maximum control over the specific type of
uses to be located in the area, as well as other aspects of design and develop-
ment. The area would be guided by an overall site plan to ensure the coor-
dination of land-use areas, building sites, utilities, drainage facilities and
open space systems.

The 9-acre parcel would be developed as a “campus-type”environment, with
buildings located in a well-landscaped and attractive setting. As much of the
existing vegetation as possible should be retained, particularly along the Far
Hills and Schantz frontages. While high-quality building and site design is

an important objective throughout the City, it is particularly important in
this location.

The City will maintain a degree of flexibility in terms of the specific uses or
mix of uses that would be acceptable in this location. If carefully designed
and developed, either offices or multi-family residential could be ap-
propriate, as well as a mix of these uses. Retail uses could also be acceptable,
provided they are secondary to either office or residential development. The
site should not be developed as a free-standing retail center. If developed as
a mix of office and residential, office uses would be most appropriate to the
north, with residential to the south, adjacent to the existing neighborhoods.
The southern portion of the parcel could be quite desirable for new
moderate-density senior citizen housing, together with related recreational
areas and a small retail service facility. Vehicular access to the two new
land-use areas should be separate, perhaps with residential access off
Schantz, and office access off Far Hills.

New development within the 9-acre parcel would not be allowed to adversely
impact the existing single-family neighborhoods to the south or east. A
landscaped setback of approximately 40 feet should be provided around the
southern and eastern borders of the parcel. Plans for access, traffic circula-
tion, and drainage must demonstrate that existing neighborhood character
and quality will not be affected.

The City will work closely with NCR regarding the future status of the
vacant property located adjacent to the 9-acre parcel, just north of
Oakwood’s corporate limits. It may be desirable to have the entire area
developed according to a single, overall site plan coordinating all land-use
areas, building sites, and access patterns. If a large enough area can be as-
sembled, it may also be possible to obtain a new community-wide park site
for use by Oakwood residents.

Site 2 - Interior of block bounded by Park Avenue, Far Hills, and Harman Avenue.

¢}

Approximate Size: 7,000 square feet.
Existiitg Use: Vacant.
Current Zoning: R-4, Single-Family.

Surrounding Land-uses: Public Service Department to the north; multi-family
residential to the east; single-family residential to the south and west.
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Special Developnieiit Constraints: Land-locked parcel, with no public access;
small size.

Alternative Future Uses: 1) Single-family residential; 2) public open space; 3)
expansion space for Public Service facilities.

Comprehensive Plait Recommendation: Because of its small size and land-
locked location, this parcel will be quite difficult to develop in the future. It
would also have little use as a public park or open space area. In all
likelihood, the parcel will remain in its natural and undeveloped condition.

Site 3: Between Park Road and Forrer Road, east of Ridgeway.

Site 4

(0]

0]

Approxiniate Size: 11,000 square feet.
Existing Use: Vacant.
Current Zoning: R-3, Single-Family.

Surrounding Land-uses: Elizabeth Gardens Park to the north; single-family
residential to east, south and west.

Special Developnieiit Constraints: Terrain rises significantly from Forrer up to
Park; wooded conditions; small size.

Alternative Future Uses: 1) single-family residential; 2) open space.

Comprehensive Plan Recommendation: Because of its small size and difficult
topography, this parcel will be quite difficult to develop in the future. In all
likelihood, the parcel will remain in its natural, wooded condition. As an al-
ternative, the City might prefer to dcsignatc this parcel as public open space,
acquire the property, and utilize it in a manner similar to the small existing
park to the west. The City already owns a portion of this lot.

North side of Peach Orchard Road, west of Coolidge Drive.

0]

0]

Approxiniate Size: 44,300 square feet.
Existing Use: Vacant
Current Zoning: R-3, Single-Family.

Surrounding Land-uses: Single-family residential to the north, east, south and
west.

Special Developnieiit Constraints: Major portion of parcel is located in interior
of block, with limited frontage on Peach Orchard.

Alternative Future Uses: 1) Single-family residential; 2) open space.

Comprehensive Plan Recommendation: Because of its limited frontage on
Peach.Orchard Road, this site will be difficult to develop and could accom-
modate only one new home under existing zoning. The City might designate

this parcel as public open space, acquire the property, and develop a small
new protected playground area in this mid-block location.
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Design of Exterior Features

Concern has been expressed within the community regarding the impact of the exterior
design features of an individual property upon neighboring properties. Although the City
should not attempt to dictate architectural style, it should consider establishing design stan-

dards and guidelines to be applied to such features as fences, walls, graphics, trees and
landscaping.

Consideration should be given both to the preparation of a comprehensive "Exterior Fea-
tures Design Manual” to scrvc as a guide to good design, and to the examination and revi-
sion of those ordinance requirements that govern size, placement and design of such ele-
ments as fences, signs, and landscaping.

A complete and careful re-examination of Oakwood's policy and requirements regarding

fences and walls is also warranted. Currently, there are inconsistencies concerning height,
location and capacity.

It would seem impractical to attempt to eliminate or prohibit fences due to the great num-
ber of existing fences and citizens' desire for privacy, security, demarcation of property

limits and ornamentation. However, the City's policy should dictate restrictions as to loca-
tion, size, degree of screening and basic guidelines for design.
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TRANSPORTATION

This section presents the recommended Transportation Plan for the City of Oakwood. It
includes a recommended street classification system, other potential traffic circulation im-
provements, and guidelines regarding public transit service. The Plan is based on previous
studies, reports and other information received from the City and the Miami Valley
Regional Planning Commission, interviews with local staff, discussions with the Com-
prehensive Plan Committee, and field reconnaissance undertaken by the consulting team.

TRAFFIC CIRCULATION

Oakwood is served by a diverse system of public streets. The community is bisected by Far
Hills Avenue, an arterial street of regional importance which carries relatively high
volumes of traffic. The portion of Oakwood east of Far Hills is served by a basic grid sys-
tem of streets, with most streets aligned east-west and north-south. The portion of Oak-
wood west of Far Hills is characterized by larger lots and lower densities, and is served by
a curvilinear street system which is affected by the area’s rolling topography. Very few
streets have east-west continuity across Far Hills Avenue.

Oakwood is primarily a mature, built-up community. Transportation concerns within the
City will continue to involve maintenance and improvement of the existing system, rather
than constructing new facilities or providing expanded service to newly developed areas.

Street Classification System

Streets and related traffic control devices must all be considered as elements of an interre-
lated system. This approach requires that decisions to modify certain streets or to install
traffic engineering measures (e.g., stop signs, left-turn restrictions, traffic signals, etc.) be
considered in terms of their impact on adjacent streets, intersections, and neighborhoods.
Without a systematic approach, the result can become a mixture of traffic control devices,
policies, and operational practices which creates inconvenience, accidents and confusion
within the community.

A functional classification of all streets is a necessary step. Each street in a community
should be classified according to the function it should perform. Decisions regarding traf-
fic control devices and restrictive measures can then be prescribed in a relatively
straightforward manner to assure that the functions are achieved. In addition, this proce-
dure permits the identification of deficiencies in the street system and facilitates the
analysis of street system needs.

The recommended Street Classification System groups all roadways within Oakwood in
four categories, based on the type of service they are intended to provide within the com-
munity. The catagories include major arterial, minor arterial, collector, and local streets.
The recommended system is indicated in Figure 4.

The definition of each category in the street classification system, together with an iden-

tification of specific roadways in Oakwood which should fall into that category, are
presented below.
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Major Arterial

A major arterial street is intended to serve vehicle trips oriented beyond the City bound-
aries. The section of that street within the City should also serve a significant portion of
trips generated by land-uses within the City. This type of street has regional importance
because of its alignment, continuity, capacity, and its connections with other regional traf-
fic carriers.

Major arterial streets within and around Oakwood include:

0 Ear Hills Avenue, for its full length within Oakwood.

0 Dorothv Lane, just south of Oakwood.

Minor Arterial

A minor arterial street is intended to serve vehicle trips generated by land-uses within the
City and within adjacent communities. This type of street should not serve long-distance
trips, but does have community importance in terms of traffic capacity and service to abut-
ting land-uses.

Minor arterial streets within and around Oakwood include:

o) Schantz Avenue, west of Far Hills.

0 Irving Avenue, east of Oakwood Avenue.

o] Patterson Road, east of Far Hills.

0 Oakwood Avenue, north of Far Hills.

0 Shrover Road, from Irving Avenue to Dorothy Lane.
0 Patterson Boulevard, just west of the City.

Collector

A collector street is intended to serve vehicle trips generated to and from the neigh-
borhood it serves. The function of this type of street is to collect and distribute traffic be-
tween neighborhoods and the arterial street system. It has direct access to abutting
properties and connects local streets to the arterial streets,

Collector streets within and around Oakwood include:

0 Schantz Avenue, between Oakwood Avenue and Patterson Road.

o} Shafor Boulevard, between Irving Avenue and Dorothy Lane.

o] Ridgeway Road, from its intersection with Oakwood Avenue south to Dorothy Lane.
0 Harman Avenue, between its two intersections with Far Hills.

o} Peach Orchard Road, between Far Hills Avenue and Ridgeway Road.
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Several other street segments were considered for designation as collectors, but were not
selected. The recommended street system does not include an east-west collector in the
southeastern quadrant of the community. Whereas this condition would not be desirable in
many communities, it may be preferable in Oakwood. Because of the close proximity of
Far Hills and Shroyer, no properties within this part of the City are more than 2 blocks
from an arterial street. Each east-west street in this area connects with both arterials.
There is no real need to have one east-west street "collect” traffic from other streets in or-
der to carry this traffic to the arterial streets. By designating one street as a collector, and
thereby emphasizing its use by traffic control protection, the City would encourage the
concentration of east-west traffic, and perhaps also encourage the movement of non-local
traffic between Far Hills and Shroyer. Since all east-west streets within this area are
residential streets, this condition may not be desirable. For this reason, both Forrer
Boulevard and Peach Orchard Road were considered for collector status between Far Hills
Avenue and Shroyer Road, but were not selected.

Oakwood Avenue south of Far Hills was also considered for collector status, but was
deleted in favor of Ridgeway Road/Harman Avenue. Oakwood Avenue south of Far Hills
Avenue is rather narrow, has a brick surface, and is characterized by difficult topography.
The classification of this portion of Oakwood Avenue as a collecter might also encourage
more traffic at the "Five Points" intersection. Harman Avenue is located closer to the
major activity areas on the west side of the City, including the Oakwood City Building, the
commercial area and Harman School. Peach Orchard Road was also added as a collector in
the southwestern portion of the community.

Local

All other streets within Oakwood could be classified as local streets. A local street is in-
tended to serve only vehicle trips generated by land-uses abutting the street. The function
of this type of street is local access within a neighborhood.

Factors Affecting Traffic Circulation

Several other factors affect traffic operations within the community. These include traffic
volumes, traffic signalization, accident locations, problem intersections and other condi-
tions. These are briefly described below.

Trnffic Volumes. Traffic volumes are indicated on the Street Classification System map,
based on 1984 average daily traffic data provided by the Miami Valley Regional Planning
Commission. Far Hills Avenue and Dorothy Lane both carry approximately 20,000 vehicles
per day. MVRPC anticipates that the recently completed 1-675 may reduce volumes along
Far Hills, but any reduction would be slight. Other streets within and around Oakwood
which carry relatively high average daily traffic include Shroyer Road, Irving Avenue,
Oakwood Avenue, Patterson Road, Park Avenue, and Schantz Avenue west of Far Hills
Avenue.

Problem Intersections. Based on discussions with City staff, traffic operational concerns
have been identified at several intersections along Far Hills Avenue. These include: 1) Far
Hills and Schantz, the intersection of two relatively heavily travelled streets, which is af-
fected by topography, curves in street alignment, and limited visibility on certain ap-
proaches; 2) Far Hills and Oakwood Avenue, the so-called "Five-Points", which actually has
six intersecting approaches and is also affected by topography, limited visibility and a
major crossing for school children; 3) Far Hills and Park Avenue, primarily because of the
fact that east-west streets are offset at this signalized intersection; 4) Far Hills and Patter-
son, a T-intersection affected by topography and limited visibility; and 5) Far Hills and
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Orchard, where through traffic conflicts with east-west traffic and with traffic along the
business district frontage road. Most traffic accidents within the community occur at these
intersections.

Traffic Control. A major project to improve traffic flow and operational conditions along
Far Hills and Oakwood Avenue has recently been completed as a part of the Federal Aid
Urban System program. This project included upgrading traffic controllers at signalized
intersections, computerized interconnection of signals, installation of "prepare to stop" sig-
nals at "Five Points" and at Patterson, and upgrading of school zone warning devices. This
project should significantly improve operational conditions at several of the problem inter-
sections mentioned above.

Local residents have expressed concern in the past about traffic control at several other
locations. These locations include: 1) Hathaway Road and Delaine Avenue, where the
speed of motorists is a concern; and 2) the intersection of Shroyer Road and Forrer
Boulevard, where a traffic signal was removed several years ago.

Potential Traffic Improvements

Several of the traffic issues and concerns identified above were explored in more detail as
a part of the planning program. They include: a) the "Five Points" intersection; b) fast-
moving traffic along Hathaway and Delaine; and c) possible traffic control modifications
at the Forrer/Shroyer intersection. These are described below.

Hathaway Road and Delaine Avenue.

The amount of traffic and the speed of motorists along Hathaway Road and Delaine
Avenue have been mentioned as concerns by local residents. There is also a perception that
both of these north-south local streets offer an attractive short-cut for non-local traffic.
One major reason for these problems is that the placement of existing stop signs along in-
tersecting east-west streets gives priority to both Hathaway and Delaine for relatively long
sections through the residential area. Hathaway offers unimpeded flow for 16 blocks be-
tween Patterson and Peach Orchard Road. Delaine offers unimpeded flow for 15 blocks
between Patterson and Orchard Drive.

The City's 1971 Traffic Plan proposed the following improvements to discourage use of
Hathaway and Delaine by non-local traffic:

1 The intersection of Acorn Drive and Shroyer Road should be closed.

2. A cul-de-sac should be installed on Delaine Avenue at its intersection with
Beverly Place and Acorn Drive.

3. The center median should be extended across Delaine Avenue at Greenmount
Boulevard, and across Hathaway Road at Harman Boulevard.

4, Stop sign priority at the intersection of Hathaway Road and Greenmount
Boulevard should be changed to give east-west traffic the right-of-way.

In the event through traffic continues to be a problem south of Peach Orchard, the 1971
Plan recommended that the existing median strip along Triangle should be extended across
the Hathaway intersection, and a traffic diverter should be installed at Wonderly Avenue
and Delaine Avenue adjacent to the playground.
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Since the improvements recommended in the 1971 Plan would entail major physical design
changes at several locations, the City might prefer to take an alternative approach. The
City might simply revise the stop sign priority at two or more intersections along both
Hathaway and Delaine, giving east-west traffic the right-of-way. For example, along
Hathaway, stop sign priorities could be changed at the intersections of Harman Boulevard
and Aberdeen Avenue. Along Delaine Avenue, stop sign priorities could be changed at
Forrer Boulevard and at Telford Avenue. This approach would be much less expensive,
and would not eliminate any potential traffic movements by local residents. Both
Hathaway and Delaine should then be closely monitored to determine if the improvements
have been effective. If not, the more extensive modifications could then be implemented.

"Five Points"

The so-called "Five Points,” which is actually the intersection of six approach routes, has
long been a traffic operational concern within Oakwood. This is due to the fact that both
Far Hills Avenue and Oakwood Avenue (north) carry relatively high volumes of traffic,
and because several approach routes are characterized by steep gradients, curves in street
alignment, and limited visibility.

It is anticipated that the traffic signalization program recently completed as a part of the
Federal Aid Urban System program will significantly improve traffic flow and operational
conditions at "Five Points,” as well as at several other signalized intersections along Far
Hills Avenue. This project included upgrading traffic controllers at signalized intersec-
tions, computerized interconnection of signals, installation of "prepare to stop"” signals at
"Five Points" and at Patterson, and upgrading of school zone warning devices.

However, even after implementation of the signalization program, Five-Points will still be
the intersection of six street segments. Because a great deal of "green time" must still be
given to local streets with relatively light traffic volumes, additional modifications might
be considered. The 1971 Traffic Plan recommended that Thurston Boulevard East and the
southern portion of Oakwood Avenue be closed at this intersection. Closing Oakwood
Avenue would eliminate an existing through traffic short-cut. The traffic that is now gen-
erated along Thurston Boulevard East would still have good circulation alternatives avail-
able and should not be seriously disadvantaged by the closure. The traffic signals at this
location should be set so that Far Hills Avenue moves on one phase, North Oakwood
Avenue on another, and Thurston Boulevard West on another. Since the existing equipment
is traffic-actuated, the Thurston Boulevard phase need only be called when a vehicle is
present. The right turn from Far Hills Avenue onto northbound Oakwood Avenue may be
allowed on both Oakwood Avenue and Far Hills Avenue phases through the use of green
arrows. These street closures and signal modifications should significantly reduce conges-
tion and traffic accidents at this complex intersection.

An alternative approach could be considered which would not entail physical closure of
any streets. This would entail the following: a) Thurston Boulevard East would become
one-way eastbound between Far Hills and Lookout Drive; and b) Thurston Boulevard West
would become one-way westbound between Far Hills and Runnymede. This would
eliminate the need for a third through-movement phase on the traffic signal timing, and
would allow more "green time" to be given to Far Hills and Oakwood Avenue. This
modification, which would not entail significant expense or construction, could be coor-
dinated with the upcoming signalization program.
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Intersection of Forrer Boulevard and Shroyer Road

There was previously a traffic signal at the intersection of Forrer Boulevard and Shroyer
Road, which was removed several years ago because of relatively low traffic volumes. Ac-
cording to the Ohio Uniform Traffic Manual, intersections must meet certain traffic
volume requirements in order to warrant traffic signalization.

Based on our field inspection of this intersection, it does not appear that traffic volumes
warrant reinstallation of the traffic signal. In addition, we believe that a signal at this
location may in fact be undesirable. A new signal would emphasize Forrer Boulevard as an
east-west traffic route. The signal would identify Forrer as more important than any other
east-west street between Patterson Road and Dorothy Lane. It would encourage more
through traffic to pass through the residential area along Forrer. It would also encourage
traffic from east of Oakwood to pass through the community to reach Far Hills Avenue.
For these reasons, a new signal is not recommended.

Because of relatively fast-moving traffic along Shroyer, there has also been concern ex-
pressed locally about pedestrian crossings. The frontage development along the east side of
Shroyer is within the City of Oakwood, but is somewhat isolated from the remainder of the
community. Much of this frontage development is multi-family residential. The City may
want to consider installation of a pedestrian-actuated traffic signal to facilitate pedestrian
crossings at one intersection along Shroyer. Possible locations include either Aberdeen or
Telford, which pass by Smith School and the library, or Peach Orchard, which leads into
the shopping area, although alternative locations should be evaluated in more detail. It
should be noted that a pedestrian-actuated signal may be viewed by some residents as help-
ful only to immediately adjacent blocks, and the decision regarding location could be quite
controversial.

PUBLIC TRANSIT SERVICE

The City of Oakwood is generally well served by public transit. The Miami Valley
Regional Transit Authority operates seven regular bus routes which pass through or ad-
jacent to Oakwood, connecting the City with downtown Dayton and most major surround-
ing activity centers. Buses run every 10 to 20 minutes during rush hours. As indicated on
the presentation map entitiled Public Transit, buses are routed along major streets only, in-
cluding Far Hills, Shroyer, Oakwood Avenue and Schantz. As a part of RTA’s long-range
planning activities, there have been discussions of future "park and ride" facilities along
major routes within the overall Dayton region. However, alternative locations have not yet
been determined.

"Project Mobility" is the RTA special bus service for handicapped residents of Greater
Dayton. The definition of handicapped in this case is the inability to comfortably reach
an existing bus stop, and this must be documented by a physician before a pass is issued to
a resident. The rider can then simply call a special number and a bus will come to the
rider's door. The RTA is presently using 32 foot long buses, roughly five feet shorter than
normal buses, but realizes the inappropriateness of such buses on side streets. They will
shortly be implementing use of large vans that hold twelve riders or six wheelchairs.
Project Mobility is so popular that the RTA is presently running at capacity and is
suspending the issuance of new passes until the new vans are put in use.

The Regional Plan for the Miami Valley Region, prepared in 1978 by the Miami Valley
Regional Planning Commission, includes long-range proposals for development of three
light rail transit corridors within the Dayton area. One of these corridors would follow the
Consolidated Railroad line which touches Oakwood's eastern corporate boundaries. Under
this plan, transit stations were to be located near Irving Avenue and near Dellwood
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Avenue. However, because of changes in program funding and priorities at the national
level, the proposed rail transit system now appears less realistic, and according to MVRPC
staff, will likely be deleted when the Regional Plan is next updated.
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COMMUNITY FACILITIES

Community facilities and services are important parts of the Oakwood community. They
provide for many of the day-to-day needs of local residents. They include services which
affect the health, safety, and well-being of area residents, businesses, and institutions.
Some are an absolute necessity, while others are highly desirable. It is critical that these be
adequately and effectively provided for in the future.

This section presents recommendations for the following community facilities: parks and
recreational facilities, schools, the public safety department, City administrative facilities,
the public service department, and the library. Recommendations are based on field sur-
veys, undertaken by the consultant in September, 1986, interviews with representatives of
each facility undertaken in November and December, and numerous discussions with City
staff and the Comprehensive Plan Committee. The existing and proposed system of Com-
munity Facilities is illustrated in Figure 5.

PARKS AND RECREATION

The parks and recreation system consists of sites, facilities, and programs which perform
several important functions. The most basic function is the provision of recreational serv-
ices to local residents, and an effective system can create opportunities for a wide range of
leisure time experiences. The system can also help protect sensitive environmental
resources, define and delineate neighborhood areas, and be an important visual feature in
the community. An effective parks and recreation system is particularly important in a
traditionally strong residential community like Oakwood.

The City completed a major study of recreational needs and facilities in 1985.1  Much of
the information included in this section is taken from that report.

Site and Facilities

The existing public park and open space system is summarized in Table 2. The system con-
sists of eighteen sites totaling 54.36 acres. Fifteen of these sites are owned by the City of
Oakwood, while three are Oakwood City School District properties.

Four of the existing sites are classified as "mini-parks". These are not of sufficient size to
allow for active recreation, although they do add to the special charm and esthetic quality
of an older, mature community such as Oakwood. Five of the existing sites are classified
as "neighborhood parks"”, and are intended to provide active and passive recreational oppor-
tunities for the surrounding residential areas. Three of the existing sites are classified as
"community-wide" parks, and are intended to provide for facilities utilized by the entire
community. Other existing sites include conservation and special purpose sites.

! Leisure Concepts and Design, Inc. Community Recreation Need and Facility Study for Oakwood. Ohio. April 15,1985.

42



sajeroossy pue uejfog T 14eqoy P= auked g ue|ly Meibillad ‘epyL Aq pasedaig

OO POOMYEQ JO AND By} 10} Ueld aAisusyaidwio)

dOoOMM VO

Y
T4

_ SALLMIOVA ALINNNINOD

>

{ ,_, . ,.,,U.. |

=S oo ]
2 o £

< P oA oy [

7) g!ﬂﬁa&.ﬁz&D

RESHED




Activities and Facilities
Sports and icki
Table 2. p : Play II Pi u:kmg Swim Other
EXISTING PARKS AND RECREATIONAL = = " 2l al=18]| § 3
AREAS AERE H R EIEIR I R
S I I - - I Bkl - el -0 B S B
~lSl 2| Ele|lS| S| PIE(S|=l5]3]8
Park site |2l&|la|s]s]l2|l SlE2l=s|Slala|o|Ed
Name Type Size Sl I Rl Rl 2 =la|z|0|& |4 o
Shafor Park Neighbor- 3.28
hood acres ® ® ® s
Orchardly Park Neighbor- 1.82 '
hood acres ® ® o @2 ®
Fairridge Park Neighbor- 59 ® 5
hood acre
4 Mini Parks Mini-Park Total '
98 e
acre
Creager Field Community| 3.08 . o
acres
Oakwood » 7.07 ® o
Soccer Field Community| acres
Katharine Wright | Neighbor- 1.31 ®
Park hood acres
Smith Gardens Conserva- .83 ®
' tion Area acre
Houk Stream Conserva- 7.68 )
tion Area acres
Elizabeth Gardens | Conserva- 1.60 ®
tion Area acres
Loy Gardens Conserva- 1.58 , ®
tion Area acres
Firwood Well Conserva- 14.41 ’ )
Field tion Area acres 1
Smith School Neighbor- 1.62
hood acres ® e o
Harman School Neighbor- 1.14
. hood acres o o
Oakwood High Sch.| Community | 7.37 ole P
Atheltic Field acres
Huffman Park o
Dorothy '
Patterson Park ®




Existing neighborhood park sites are generally well located and distributed throughout the
community. However, none of the existing neighborhood parks meet the minimum site size
standard of 4.0 acres, as recommended by the National Recreation and Park Association.
Because of the built-up character of the community, expansion of these neighborhood parks
will be quite difficult, if not impossible. Based on the national standard of 6.0 acres per
1,000 population, Oakwood has a significant deficiency in community-wide park land.
This severely limits the number and range of recreational and sports facilities available in
the community.

Since there are few remaining vacant land parcels within the City which are suitable for
recreation, the existing park system must be used most effectively. Several existing park
sites should be developed more intensively in the future. New facilities should be
developed on existing sites and program offerings expanded, The condition and ap-
pearance of all park and open space sites should be adequately maintained. An active land
acquisition program should be undertaken by City Council to acquire and develop new
sites, perhaps outside of Oakwood’s corporate boundaries, as well as continue to develop ex-
isting sites all in a fiduciary responsible manner.

General recommendations include,. but are not limited to, the following:

1. Orchardly Park should be revitalized, including improved and updated playground
equipment, play areas, multi-use court, play pool, tennis court facilities and turf
qguality. In addition, a new shelter facility should be provided.

2. Shafor Park should be revitalized, including improved tot-lot and advanced play areas,
turf quality and landscaping, and additional activity areas.

3. Creager Field should be maintained, revitalized, and expanded (if possible). Turf
quality needs improvement. The southern portion of the site will continue to accom-
modate the City’s Public Works activities.

4. The sports and athletic facilities at Oakwood High School should be revitalized, in-
cluding the facilities for football, track, softball and areas for other outdoor events.
The community should explore the possibility of a more efficient use of the land at
Oakwood High School.

5. The City should continue to pursue opportunities to acquire and develop a new
community-wide park of approximately 15.0 acres in size. Four alternatives have been
discussed locally in recent years, although none has yet proved to be satisfactory.

The first alternative is the vacant 11-acre parcel at the northwest corner of Far Hills
and Schantz. This is the last remaining vacant parcel within the City of a size even
approaching the recommended minimum for a community park. However, this site has
several disadvantages for park usage. It is located near one of the City’s most con-
gested traffic intersections; its long, narrow dimensions would be difficult for recrea-
tional development; it is characterized by steep grades in several areas; and it is below
the minimum recommended size. In addition, this site is Oakwood’s last remaining
vacant parcel of sufficient size to allow for larger scale, mixed-use development. In
many ways, park usage would represent an underutilization of a prime future develop-
ment site.

The second alternative is expansion of the Soccer Field property. There is available
open land adjoining the present site. The City has been exploring the possibility of ac-
quiring additional land from the State of Ohio and from the Woodlawn Cemetery As-
sociation. Thus far, neither the state nor the cemetery has expressed interest in the
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sale of property. The primary disadvantage of this site is that it is located north of the
railroad and outside the City of Oakwood, and is not easily accessible from much of
the community.

The third alternative is acquisition of all, or a portion of, Hills'and Dales Park. This
large regional park facility is owned by the City of Dayton. Hills and Dales does
present several advantages: it is directly adjacent to Oakwood; it is currently used for
recreation; and local ownership and supervision could help eliminate some of the nega-
tive impacts generated by the regional park on adjacent neighborhoods. Among the
disadvantages are the high cost of acquisition, the cost for maintenance and supervi-
sion, and possible deed restrictions on future use and development. Thusfar, the City
of Dayton has not expressed interest in selling the property to the City of Oakwood.

The fourth alternative is acquisition of land from NCR north of Oakwood to allow for
new park development. In the past, the City has leased land from NCR for local soccer
programs. Thusfar, NCR has expressed no interest in selling property to the City. Be-
cause of its location, the cost of acquiring this land would likely be quite high.

6. The City should maintain the Oakwood Community Center as a focal point for local
recreational services to accommodate a wide range of services and activities for all
groups within the community, from children to senior citizens.

7. While the City should give priority attention to improving park facilities for active
recreation, small ornamental or "pocket parks" should continue to be considered.
However, all such parks should be reviewed on an individual basis. No gift should
create an economic burden; therefore, any land gifts to the City should ideally include
an endowment for maintenance.

8. The large number of older buildings with local historic or architectural interest should
also be considered a part of the City's overall recreational system. The City should
cooperate with the Oakwood Historical Society to maintain and preserve these impor-
tant resources in the future. Special maps, markers and plaques could be used to iden-
tify historic structures, and walking tours through certain parts of the City could make
these homes more enjoyable for the entire community, while maintaining the rights
and privacies of individual owners.

9. Tree-lined streets and landscaped medians and parkways contribute significantly to
Oakwood's special image and identity, and should be considered an integral part of the
local open space system. As in the past, these should be maintained and protected in
the future.

Services and Programs

Recreational services and program opportunities are currently available to Oakwood resi-
dents from several different agencies and organizations, both from within and outside the
community. The Leisure Services Department, created by the City in January, 1987, is
responsible for the care and maintenance of local park facilities. This department also
operates the Oakwood Community Center and the swimming pool at Shafor Park. The City
recently assumed all of the recreation responsibilities previously handled through contracts
with Montgomery County. Finally, the school district provides a number of extra cur-
ricular and sports activities which are available to school age children.

Oakwood residents also participate extensively in various recreational programs provided
by neighboring communities which are available on a non-resident fee basis. Participation
is most significant in programs offered by the City of Kettering, and to a much lesser ex-
tent in those offered by the City of Dayton and the City of Moraine.
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The Comprehensive Plan includes the following recommendations regarding recreational
services and programs:

1. The City should continue to pursue its present course of providing recreational serv-
ices directly to its residents in the future. To the extent possible, reliance on
Montgomery County and other agencies for management should continue to decrease
in the future. Most importantly, the City should provide more direct overall supervi-
sion of recreational services to insure that a full range of opportunities are avail-
able and that local needs are being met in a satisfactory manner.

2. As the City begins more direct provision and supervision of recreational services,
local residents should be encouraged to participate in the formulation of new
programs and services. Local interest has been expressed for additional programs
and facilities for soccer, track, baseball and other activities. Consideration should
also be given to providing new services and programs within the community which
are oriented to pre-school children, adults and senior citizens. In order for the local
recreational system to be truly responsive, local residents should be actively in-
volved in the planning of programs and activities. The Leisure Services Advisory
Board, which helps define goals and objectives for local recreational programs and
facilities, should be of great assistance in this regard.

3. The City should expand its cooperative efforts with other public agencies and
nearby municipalities in the provision of recreational services. Cooperation with
the Oakwood School District should be continued to insure the availability of in-
door and outdoor facilities for community use throughout the year. Cooperative ar-
rangements with the City of Kettering should continue to be pursued which would
allow Oakwood residents to participate in the full range of programs and activities
offered in this neighboring community. Oakwood should strive to make its resi-
dents more aware of recreational opportunities available elsewhere. The City might
also consider joint acquisition and development of new park sites with nearby com-
munities to supplement sites within Oakwood. Because of its size and limited
resources, the City of Oakwood will likely never be in a position to provide for the
full range of recreational needs generated by its residents. For this reason, the City
must actively pursue cooperative arrangements with outside groups to make nearby
facilities more available and accessible to Oakwood residents.

SCHOOLS

Public schools are among the most important community facilities, especially in
predominantly residential communities such as Oakwood. They not only provide educa-
tional services, but also play important cultural, recreational and social roles as well.
Quality public schools are among the most frequently mentioned assets in Oakwood.

Oakwood is served by the Oakwood City School District, whose boundaries are coterminous
with the City. The school district operates three school facilities within the community,
including Edwin P. Smith Elementary, Harman Avenue Elementary and Oakwood High
School. A detailed inventory of all school facilities is presented in Table 3.

Existing schools are well located to serve the community. An elementary school is located
on either side of Far Hills Avenue, and the High School is near the geographic center of
the community. Most parts of the City are generally within walking distance of school
facilities. No bus transportation is provided.
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All existing schools are considered to be in good structural and operational condition.
Even though the original portions of the schools are quite old, periodic expansion and
remodeling programs have been undertaken. All schools are currently operating at less
than capacity.

All schools are located on relatively small sites. While the need for future expansion is not
expected, expansion would be quite difficult at both Harman and the High School. Site
size also limits opportunities for outdoor recreation space and off-street parking, and
recreational areas are considered to be a deficiency at each of the three schools. In addi-
tion, there is a shortage of off-street parking at the High School, resulting in usage by stu-
dents of nearby residential streets.

The school district has been experiencing a steady, although gradual, decline in enrollment
during the past few years. Current enrollment is 1,351, which is down from a high of 2,100
in 1971. School district officials expect this decline to continue during the next three to
five years, then begin a slow increase. There was consideration of the possibility of closing
one of Oakwood’s two elementary schools because of enrollment declines, but this is no
longer under consideration.

It is important that the City keep abreast of developments within the school district, and
cooperate with district officials to ensure continued high quality educational services. The
School Board and City Council have been meeting annually to discuss common issues and
concerns. They should continue to meet annually and more frequently as necessary.

OTHER PUBLIC FACILITIES

Oakwood also has several other public facilities which serve various City departments and
other organizations. In general, these other facilities are considered excellent. Virtually
all public buildings, facilities and institutions are in good condition, and no significant
building or improvement programs are anticipated for the near future. The other facilities
are summarized in Table 4, and are briefly described below.

Public Safety Department

Oakwood is served by the Public Safety Department which provides both police protection,
fire protection and rescue services. Sworn officers are cross-trained both as policemen and
firefighters.

The Public Safety Department currently consists of 31 sworn officers and six civilians, all
of which are full-time employees. Sworn officers operate primarily on a platoon system of
three crews, with each crew working 24 hours-on and 48 hours-off. Officers within each
crew are deployed 8 of their assigned 24 hours as beat officers. One Chief, one Captain
and two detectives work daily 8 hour schedules. Personnel respond to fires and emergency
medical calls from both an in-house standby mode, as well as from beats performed while
assigned as police officers.

For the purpose of police protection, the department operates six marked vehicles, two un-
marked vehicles, and one vehicle for use by the animal control officer. Firefighting ap-
paratus includes two engines and one medic ambulance. The current equipment level is
considered adequate, and there are no plans to add new equipment in the future. The
Director indicates that long-term needs may include either the addition of a mini-pump or
replacement of the older engine for firefighting purposes.
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All Public Safety operations are conducted from the Oakwood City Building on Park
Avenue. According to some within the Department, existing physical accommodations are
not totally satisfactory, primarily because of size and space allocation. The department has
minor space deficiencies for waiting areas for citizens, record maintenance, training
facilities, locker room and conference room space. However, the existing building is in
good structural condition and is ideally located to serve the community.

Oakwood does not appear to have any significant crime problems, and the local crime rate
compares favorably to communities throughout the State. The City is part of an areawide
mutual aid arrangement with all Montgomery County police agencies. In addition, the City
is also part of a cooperative arrangement with five other jurisdictions known as the Tacti-
cal Crime Suppression Unit.

Oakwood’s fire insurance rating is 4th Class, which is one of the better ratings in the
County. Local water supply for firefighting purposes is considered excellent.

Public Library

Oakwood has had library service since 1913, and the first library facility opened in a
building on Park Avenue in 1923. The present facility, Wright Memorial Library, was con-
structed in 1937, at Katherine Wright Park. The library also operates a small branch at the
Oakwood City Building.

Wright Memorial Library has undergone three major addition and improvement programs,
the most recent in 1983. This program included a remodeling and refurbishing of the old
building, and reorganization of interior spaces. The building is currently in good struc-
tural condition, and no major additional expansion programs are anticipated for the near
future.

Library officials see the library’s role within the community expanding in the future. In
addition to its basic collection of approximately 245,000 items, new materials and services
are continually being added and developed. New computer facilities, a video cassette col-
lection, new children’s facilities, and new reference and advisory materials have recently
become available. The library’s goal is to continue to monitor and respond to the needs and
desires of local residents. Library officials mention additional services for the elderly as
being one area for consideration in the future.

Library officials indicate that there is a shortage of off-street parking to serve the library
facility. A recent application for new angle parking along the Aberdeen side of the library
was met by considerable neighborhood opposition.

Public Service Department

The Oakwood Public Service Department is responsible for a range of activities including
refuse collection, water treatment, water and sewer line maintenance, curb and sidewalk
maintenance, erosion control and park and open space maintenance.

The department currently employs 28 full-time individuals, with five to six part-time
employees added during peak periods. The department operates a range of vehicles and
equipment, including refuse trucks, semitrailers, dump trucks, loaders, and other facilities.
According to department officials, current manpower and equipment levels are adequate,
and no significant additions are anticipated.
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The department is headquartered at the Oakwood City Building, and also operates a service
garage adjacent to the City Building, storage facilities at 210 Shafor Boulevard, and a
pumping station at 120 Springhouse Road. According to the Director, existing sites and
buildings are adequate to serve current needs.

City Building

The Oakwood City Building is a two-story structure located at 30 Park Avenue, which
houses all municipal administrative offices and the Public Safety Department. The
original portion of the building was constructed in 1920, with an administrative wing
added in 1961. The most recent improvement program was completed in 1985, which in-
cluded the addition of new office space, new elevator service, and general overall
remodelling and upgrading of existing space. Parking space, which includes a public lot
across Park Avenue, is considered adequate. No major issues or concerns were identified
regarding the City Building.

POTENTIAL NEW FACILITIES AND SERVICES

In addition to the maintenance and continuation of Oakwood's excellent existing com-
munity facilities and services, two other areas of emphasis were identified as possible.

Day Care Facilities

Within Oakwood, as within most other communities throughout the country, there is an in-
creasing number of families in which two adults work, and in the number of single-parent
families. While the Oakwood School District offers an after-school program for "latch-key"
children, preschool age children are now served primarily by day care facilities outside
Oakwood.

The comprehensive planning program has included a review of the day care issue, together
with the larger but related issue of home occupations within Oakwood.

Background

The key person interviews conducted during Phase | of the Comprehensive Plan revealed
that the quality of schools is the most cited reason why people choose to live in Oakwood.
Other factors which influence the decision to locate or stay in the community include: the
level of city services, location, security, and the special image or prestige of Oakwood in
the Dayton metropolitan area.

Oakwood's population is distinguished from that of the metropolitan area as a whole by its
income and educational attainment. The median family income for 1980, at nearly $30,000,
is 166 percent of that for the metropolitan area, while per capita income, at $14,000, is 184
percent of the metropolitan average. Thirty percent of the adults were graduated from a
four year college, compared with ten percent in the metropolitan area. In two respects,
however, Oakwood is quite similar to the region: school age population represents only 25
percent of the city, close to the 28 percent in the region, reflecting an older population
base; and nearly 53 percent of all families in Oakwood have two or more members who
work at least part-time, compared with 52 percent in the region.

Oakwood's labor force is predominantly while-collar, with 85 percent of those employed in
managerial, professional, technical, sales or administrative positions. Based on the income
and educational attainment figures, in addition to type of employment it is reasonable to
conclude that Oakwood has a significant number of dual career families. Such families re-
quire high quality services and are often prepared to pay a premium for them.
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In addition to good public schools, level of public services, location and prestige, dual
career families require convenient, high quality day care for preschool age children. Day
care differs from traditional nursery school in that it may include babies, and toddlers, is
offered on a daily basis as opposed to only two or three days a week, and the hours of
operation are geared to the working world, rather than to those of a full-time homemaker.
Families look for good caretakers, a convenient location preferably close to home, and fair
prices when choosing day care. Too often, choices are limited by the lack of day care close
to home, and parents must travel far from home or in a direction away from their place of
employment to reach the day care center. The price they pay is not only monetary, but in-
cludes increased stress and loss of productive time. Eventually, they may reconsider their
choice of residence in favor of a location that provides more of the services they require.

The City of Oakwood offers most of the amenities to make it very attractive to young, up-
wardly mobile, dual career families, with the exception of convenient day care. While the
zoning code would permit day care centers as a special use within the business district, no
such centers now exist. And, while the home occupation regulations do not preclude day
care, they do restrict the hours of operation to after 9:00 AM., thus making it extremely in-
convenient to working parents. The need and demand for day care has resulted at least in
certain cases, in home day care being offered in violation of Oakwood’s regulations.

Alternative Dav Care Facilities

The State of Ohio categorizes day care facilities as follows:
0 Day care center - 13 or more children
0 Type A family day care home - 7 to 12 children

0 Type B family day care home - no more than 6 children, including the provider’s
own children ages 6 or younger.

Day care centers and Type A family day care homes must meet specific requirements for
space, sanitation, and the number of children per caretaker, and must be licensed by the
State. The State does not regulate Type B family day care homes.

Recommendations

The provision of high quality, convenient day care in Oakwood should be encouraged in
order to attract and keep young families in the community. But, at the same time, it should
be recognized that the maintenance of Oakwood as a residential community shall remain
primary. The City should promote day care as one or more amenity contributing to the
gracious living for which Oakwood is known. Specific recommendations include the fol-
lowing:

1. Day care centers and Type B day care homes, as defined by the State of Ohio, could
provide for important services within Oakwood and should be encouraged subject to
the regulations and requirements as outlined below.

2. Day care centers would be allowed as a commercial use within a Business District.
Day care centers could exist as free-standing facilities or within office or commer-
cial buildings, assuming they meet State licensing requirements and State and Local
codes.
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3. Day care centers could be operated within a municipality-owned facility, but only as
a special use. For example, a day care center might be operated in the Oakwood
Community Center. This could be either publicly or privately operated, but, be-
cause of its location, would be under overall City control.

4. Day care centers could be operated within a church, school, or other institution, but
only as a special use. This would permit the City to review each individual situa-
tion independently, to determine if the proposed day care center would have an ad-
verse impact on the surrounding area.

The City needs to apply conditions to any proposed day care center while offering a
wide range of potential locations. It is suggested that the City consider imposing
higher standards than the State of Ohio regarding the ratio of children to
caretakers, space requirements, and outdoor recreational area requirements for all
day care centers within Oakwood. The City's Health Department should be in-
cluded in the development of those standards.

5. Day care homes could be operated within residential districts. Day care homes
would be defined as those caring for not more than four (4) children, other than the
provider's own children, and meeting all pertinent City and State requirements.
Day care homes would not be allowed as home occupations and would become allow-
able only as special uses within the residential districts.

Through the special use device, approval for a day care home would require a public
hearing and allow the City careful scrutiny of "drop-off" and "pick-up" times and
appropriate health and safety features, as well as the potential impact upon neigh-
boring properties, the appropriate number of children to be cared for, the
geographic location and distribution of day care homes, and the application of a
residency requirement.

FACILITIES AND SERVICES FOR THE ELDERLY

Oakwood is experiencing a significant increase in elderly population. The percentages of
Oakwood's population both over 65 years and over 75 years are significantly higher than in
surrounding communities. The Comprehensive Planning Program included a preliminary
survey of facilities and services which are available to senior citizens in Oakwood and the
greater metropolitan area. The survey included housing facilities, recreation programs, and
transportation services. The Senior Needs Assessment Program (S.N.A.P.) which the City
conducted in August, 1984, was also reviewed as an indicator of Oakwood's seniors' expec-
tations and demands for community services.

Housing

Senior citizens represent the fastest-growing population segment nationally, and one which
wields considerable financial and political strength. Accordingly, housing developers, as
well as social service providers, recognize the need for various types of housing to serve
young seniors (ages 55 to 70), the elderly (70 to 85) and the old-old (age 85+), as well as
those with particular health-care requirements. Housing options for the elderly can include
the following:

0 Owner-occupied or rental apartments. Many senior citizens opt to sell their family
home when they no longer need the space nor choose to spend time and/or money
maintaining it. Condominiums or rental apartments, in non-specialized develop-
ments provide one option for senior citizens who are able to live independently.
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0 Apartments for the elderly. Apartment buildings designed and managed specifically
for the elderly (as well as non-elderly handicapped persons) may provide features
such as handrails along corridors, grip bars in bathtubs, extra-wide doorways to al-
low ease of access for wheelchairs, and smoke detectors directly connected to the lo-
cal fire department. Some senior citizen buildings offer limited social program-
ming, but residents live independently within their own apartments.

0 Congregate care facilities. Congregate care facilities are a fairly recent innovation
which provide a transition for seniors from totally independent living to limited
care. Congregate facilities may offer either full apartments or rooms, and provide
at least one meal a day in a communal dining room. Other services may include per-
sonal care, housekeeping, laundry, transportation, shopping services, on-site medical
facilities and on-call medical staff. Congregate facilities may be free-standing
apartment buildings or may be constructed adjacent to traditional nursing homes as
a complete retirement community.

0 Homesharing. Homesharing is the physical sharing of a dwelling unit by two unre-
lated households, each having his/her own private space and sharing other common
areas. Homesharing may be supervised by a social service agency, or may occur out-
side without any official sanctions. Local zoning codes may limit the number of
unrelated persons living together.

0 ECHO Housing and Accessory Units (Elderly Cottage Housing Opportzinity). ECHO
and accessory units are housing arrangements which allow the senior citizen to
maintain privacy while living in close proximity to those who can help maintain in-
dependence, most often a relative. An ECHO unit is a small house installed as a
temporary structure as an accessory to a single family house. An accessory apart-
ment is a self-contained living unit within a single family house. These units com-
bine the privacy and independence of one’s own house with the security of living
with one’s adult children.

The Dayton metropolitan area appears to offer a number of new congregate care facilities
in addition to traditional nursing facilities, several of which are located near, but outside
of Oakwood. Apartment buildings and condominiums are also available, although desig-
nated senior apartment complexes generally have waiting lists. While seniors reside at 333
Oakwood (rental) and at 1211 Oakwood Manor (condominium), they do not comprise the
majority of residents at these Oakwood buildings. For the most part, Oakwood seniors live
alone or with a spouse in their own homes.

Recreation Facilities

The Montgomery County Board of Commissioners recently conducted a study of senior
citizen centers throughout the county as part of its Community Development Block Grant
program. The study excludes the cities of Dayton and Kettering, but does include Oak-
wood. This study was completed in June, 1987.

The County study notes that 20 percent of Montgomery County residents are over 55 years
of age as of 1986, having risen 3 percent since 1980. In contrast, the over 55 population in
Oakwood is estimated to comprise 32 percent of the City’s total, and is expected to increase
only slightly by 1991. The percentage of senior citizens in Oakwood is higher than that of
any other political jurisdiction--municipality or township--in the region.

Two senior citizen centers are located near, but outside, Oakwood: the Carl W. Gerhardt
Civic Center in Moraine, and the Rose C. Miller Community Center in Kettering. Both cen-
ters offer a variety of educational and recreational activities, and the Rose C. Miller center
also offers health screening and physical fitness programs. Both centers are private and
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not-for-profit, and receive some public support by means of revenue sharing. The
Gerhardt Center has 375 members, mostly from Moraine, but also from Miami Township
and Miamiburg. The Miller Center serves 1,750 members from Kettering and south Dayton.

According to the S.N.A.P. survey conducted by the City of Oakwood, nearly three-quarters
of Oakwood seniors never attend senior centers. This statistic is confirmed by the County
study, which indicates that senior centers are generally attended by those who live in the
immediate vicinity, who are more likely to identify with the center. The S.N.A.P. study in-
dicates that one-third of the respondents would like to have a senior center in Oakwood,
while nearly half were neutral. The County study notes that seniors aged 75 or older are
more likely to need the services provided by a senior citizen center.

Health Programs

Because much of Oakwood’s senior population is a relatively affluent one, it has access to
high quality private medical care. However, many elderly are on fixed incomes. As a
supplement, several area hospitals provide services to seniors such as prescription delivery,
visiting nurses and other specialized services. While the overview analysis did not reveal a
special need for additional programming or services at the municipal level, more detailed
study of health services would be required before a definitive conclusion can be reached
regarding health care needs.

Transportation Services

Based on interviews conducted during the Comprehensive Planning Program, Oakwood
residents seem satisfied with the availability of public transportation. In addition to
fixed-route buses, the RTA provides a special dial-a-ride service for physically hand-
icapped people.

The City may wish to consider supplementing public transit within Oakwood by sponsoring
a local dial-a-ride service and/or special fare taxi coupons. Such services could be targeted
to senior citizens as well as the physically handicapped to provide non-rush-hour transpor-
tation from home to shopping or recreation. If there is interest in the possibility of special
transit services, we recommend additional study to determine the potential ridership and
costs.

Recommendations

The following policies and actions are recommended regarding senior facilities and services
within and around Oakwood:

1. The Comprehensive Plan should clearly state that the City recognizes the growing
number of elderly residents within the community, and that these residents are
viewed as a valued and important component of the local population. The City is
committed to considering the special needs and desires of elderly residents in the
future.

2. The Plan should identify general locations within Oakwood which would be suitable
for new housing for the elderly. This might include condominium or apartment
units for the elderly, or congregate housing. Even though the overview analysis did
not identify a shortage of such housing within the overall region, the City may still
desire to encourage new elderly housing within its borders for its own residents. If
attractive new housing for the elderly is provided, many existing single-family
homes might be made available for young families without the loss of long-time
residents.
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3. The desire for new recreational and social programs and services for the elderly
within Oakwood should be analyzed in more detail. Most studies suggest that senior
centers must be convenient and easily accessible in order to be effective. They must
also respond to the special interests of the local population. There may be con-
siderably more interest in Oakwood for senior services and programs than was evi-
dent in the City’s recent questionnaire. More in-depth personal interviews and
workshops with seniors may be necessary in order to measure this interest.

4. To the extent possible, the City should take advantage of the special resources and
potentials inherent in its elderly population. Elderly residents represent a pool of
talent and experience which could contribute to municipal boards and commissions,
staff support, recreational and cultural programming, and special civic events.

GROUP HOMES

The City of Oakwood is interested in all aspects of citizen well-being. Nevertheless, as a
small city, Oakwood cannot provide every possible service to all people. There are many
services which the City must and should rely on other governments to provide. Mentally or
physically handicapped citizens, or any persons who may qualify for a group home, should
be allowed in any community, possibly in group homes but perhaps through other ap-
proaches. Oakwood should accommodate those special citizens by encouraging them to as-
similate in their community of residence by living with their own families whenever pos-
sible. Oakwood’s first responsibility is to support the efforts of those families.

If group homes for the mentally or developmentally disabled, or for senior citizens, are to
be considered for inclusion in Oakwood, they should be treated as special uses within
carefully-selected residential zoning districts. The special use device would allow examina-
tion of necessary health and safety features and such issues as the appropriate number of
residents per unit.
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PLAN IMPLEMENTATION

The planning process in Oakwood has just begun. In many ways, formal adoption of the
Comprehensive Plan is only the first step, not the last. Without continuing action to imple-
ment and update the Plan, City efforts up to this point will have little lasting impact.

After acceptance of the Plan as a policy guide by the City Council, there are several criti-
cal requirements for effective implementation of the Comprehensive Plan. First, the City
should revise several of its regulatory measures, such as the zoning ordinance, subdivision
regulations and building codes, in order to enforce effectively the Plan’s new policies and
recommendations. Second, the City should implement an overall marketing and promo-
tional program to ensure that Oakwood maintains its unique position within the Dayton
region. Third, the City should consider utilizing project scheduling devices, such as the
Capital Improvements Program, which allow implementation of the most important public
improvements on a priority system, while staying within budgetary constraints. Fourth,
City officials must ensure that local residents continue to be actively involved in planning
discussions and decisions. Finally, the Comprehensive Plan itself should be subjected to a
monitoring process and be updated periodically to continually reflect local aspirations and
opportunities. Several of these requirements are briefly discussed below.

DEVELOPMENT CONTROLS

The Comprehensive Planning Program has included a detailed review of Oakwood’s
development control system. Specific recommendations for revising and modifying the
zoning ordinance, subdivision regulations, the building code, the fire prevention code, and
the housing code have been received from the City’s planning consultant. These recommen-
dations will provide a reference in examining the present codes and ordinances following
citizen review of the Comprehensive Plan.

The Planning Program has identified the possible need for special additional standards and
guidelines related to the exterior design features on a lot. The City should consider prepar-
ing a new Design Standards Manual as a companion to the property maintenance provisions
of the City’s existing housing code. This new publication should address such issues as
landscaping, screening, buffering, walls and fences, lighting, signs and graphics, and other
exterior design considerations. The Manual should also address the preservation and re-
placement of trees and other vegetation. The new standards should encompass both new
construction and major alterations and additions. The purpose of the new standards would
not be to control or dictate architectural design or style, but to ensure enhancement and
protection of Oakwood’s special image, character and high quality physical environment.

The City should also consider techniques for achieving better coordination between the
separate codes and ordinances. Many communities are now compiling all previously
separate ordinances into a new single, streamlined Development Control Code, to ensure the
coordination of administrative, enforcement and permit review processes.

Finally, it is recommended that the City consider formalizing (at least in graphic form) the
overall development control system. The accompanying two figures should provide
municipal officials and citizens alike with a better understanding of the planning and im-
plementation process. Figure 6 illustrates the entire planning and development control sys-
tem, reflecting the relationship between current technical information, policies and objec-
tives, the comprehensive plan, the capital improvements program, and the regulatory codes
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and ordinances. Figure 7 represents a map system, within which all of Oakwood's principal
maps are arranged in logical sequence. This "system" could take the form of a portable at-
las, or the component maps could simply be arranged in order around the Council Cham-
bers.

CAPITAL IMPROVEMENTS PROGRAM

Another potential tool for implementing the plan is the Capital Improvements Program,
which establishes schedules and priorities for all public improvement projects within a
five-year period. The City first prepares a list of all public improvements that will be re-
quired in the next five years, including transportation and community facility projects.
Then all projects are reviewed, priorities are assigned, cost estimates prepared, and poten-
tial funding sources identified.

The Capital Improvements Program typically schedules the implementation of a range of
specific projects related to the Comprehensive Plan, particularly the restoration and
upgrading of existing utilities and infrastructure facilities, including the water system,
sanitary sewers, storm sewers, and the street system.

Oakwood's financial resources will always be limited, and public dollars must be spent
wisely. The Capital Improvement Program would allow the City to provide the most
desirable public improvements, yet stay within budget constraints.

MARKETING AND PROMOTION

The Comprehensive Planning Program identified considerable local interest in pursuing a
more active and aggressive marketing and promotional strategy to help insure that Oak-
wood continues to attract quality new residents in the future. The Comprehensive Plan
should be viewed as an important first step in the formulation of an overall marketing
program. The Plan defines more precisely the City's official policies and objectives for the
future of the community. It strongly confirms City government's commitment to maintain-
ing and strengthening Oakwood as a high quality residential community. It establishes
plans and policies for enhancing the community's attractive physical environment and con-
venient location, and for providing responsive municipal services and facilities.

The Planning Program developed several initial ideas and observations about a new
marketing and promotional strategy which should now be pursued in more detail. A range
of activities and materials should be considered, including new informational materials for
existing and prospective residents; a "development policies kit, describing local develop-
ment plans, policies, permit and review processes, etc.; a video program; special events and
civic activities; special newsletters; and perhaps new professional staff to monitor and
coordinate overall promotional and marketing activities in Oakwood.

CITIZEN INVOLVEMENT

The comprehensive planning process has begun to establish a healthy dialogue among local
residents concerning the future of the community. Many citizens have thus far been in-
volved in planning discussions. Oakwood has always been characterized by active citizen
involvement, and this should continue to be standard policy. The planning process will af-
fect everyone in the community, and everyone should contribute to planning decisions.
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REVIEW AND REVISION

The Comprehensive Plan is not a static document. The planning process must be con-
tinuous. The Plan should be monitored and updated when necessary. If community at-
titudes change or new issues arise which are beyond the scope of the current Plan, the
document should be reviewed and updated. From time to time, certain changes to the Plan
document will be required. The Planning Commission and City Council should carefully
review proposed changes and their implications and actively seek citizen comment on such
proposals. If changes are found appropriate, they should be formally added to the Plan by
legal amendment. Also, at five or 10-year intervals, the entire Comprehensive Plan should
be reviewed and modified to ensure that it continues to be an up-to-date expression of com-
munity goals and intentions.

Since this is Oakwood’s first Comprehensive Plan, much material and information about
existing conditions and characteristics within the community has been compiled for the
first time. |If this information is kept current, it can be useful to the City in numerous
other ways in the future. For example, the Existing Land-use Map should be continuously
updated to provide an accurate description of existing development within the community
at any point in time. It is also recommended that the City conduct a low-level flyover in
order to obtain new aerial photographs of the community, as a companion to the Existing
Land-use Map.
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APPENDIX:
POPULATION AND HOUSING CHARACTERISTICS

An overview analysis of population and housing within the City of Oakwood was under-
taken as part of the Comprehensive Planning Program, including a review of existing
characteristics, emerging trends and projections for the future. Information sources in-
cluded United States Census Data for 1970, 1980 and 1986; a variety of materials prepared
by the Miami Valley Regional Planning Commission; and interviews and discussions with
local staff and community organizations.

CHARACTERISTICS AND TRENDS

Oakwood is an affluent, aging community experiencing a rather steady, although slight,
decrease in population. It is also a highly educated, family-oriented community with an
older but highly desirable housing stock. Even though population totals and characteristics
have remained relatively stable during the past few years, several changes are beginning to
take place in age, structure, family composition, and certain other aspects which may have
important implications for the City in the future.

Highlights of the population and housing analysis are presented below, including popula-
tion size, future projections, age structure, family characteristics, income, education,
employment and housing stock. These provide not only a basic profile of the community as
it exists today, but also what changes may be expected for the future. Throughout the
analysis, comparisions are made between Oakwood, the neighboring communities of Ketter-
ing and Centerville, and the overall Dayton metropolitan area. Even though all of these
communities have important differences, the comparisons can be helpful in defining
Oakwood’s special position within the area.

Ponulation

° Oakwood had a population of 9,372 in the year 1980. This represents a decline of
7.2% from the 1970 population of 10,095. During this same period, population
decreased in Kettering by 14.9%, increased in Centerville by 82.8%, and decreased
within the overall Dayton metropolitan area by 2.6%. According to the Miami Val-
ley Regional Planning Commission, Oakwood’s estimated 1984 population was 9,0 10.

e Population projections prepared by the Miami Valley Regional Planning Commission
show a continued, although slight, decline in Oakwood’s population into the 21st
Century. These projections also show slow declines within the City of Dayton and
most close-in communities.

e Oakwood is an aging community. In 1980, 19% of the population was over 65 years
of age. This compares with 10% in Kettering, 5% in Centerville, and 10% within the
overall metropolitan area. In addition, 85% of the population in Oakwood was 75
years and older, also a much larger percentage than in neighboring communities.
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Currently, the 25-54 year age group is the largest in the community, indicating a
strong labor force age representation locally.

The school age population (17 years old and under) in Oakwood represents about 25
percent of the total. In comparison, the school age population represents 24% of the
total in Kettering, 31% in Centerville, and 28% in the overall metropolitan area.

Household size in Oakwood is decreasing. Even though there was a slight decline in
population from 1970 to 1980, the number of households actually increased from
3,713 to 3,7109.

Oakwood is no longer made up primarily of the traditional four-person family con-
sisting of husband, wife and two children. Approximately 61% of Oakwood's
population resides in one- and two-person households. This compares with 61% in
Kettering, 47% in the Centerville area and 55% in the overall metropolitan area.

About 12% of Oakwood's population now lives in single-parent family households,
which are most often headed by females. The female headed household represents
an increase of 1.0% from 1970 to 1980. Single-parent households account for 10% of
the total in Kettering, 7% in Centerville, and 18% in the overall metropolitan area.

56% of Oakwood's families do not have children present. This group includes
younger couples, "empty nesters,” and other childless couples.

Approximately 28% of Oakwood's households are non-family households, where per-
sons are living alone or with unrelated persons. This compares with 29% in Ketter-
ing, 17% in Centerville, and 25% in the overall metropolitan area.

It is estimated that almost 80% of those living alone within Oakwood are female. In
addition, many single householders are elderly. Almost 40% of the total number of
people over 65 years of age currently live alone.

Education and Employment

Oakwood is a highly educated community. Over 30% of the adult population

graduated from a four-year college. This compares with 15% in Kettering, 24% in
Centerville, and 10% in the overall metropolitan area.

About 41 percent of the working age population (16 years old and older) is not in
the labor force, with almost 55 percent actively employed and only about 4 percent
unemployed in 1980.

Oakwood's work force is heavily white collar, with 85% of those employed in
managerial, professional, technical, sales or administrative positions. The employed
labor force is almost 60% male, but the potential labor pool is more heavily female.

Less than one-quarter of Oakwood's workers actually work in the community. More
than three-quarters of the working population commute to jobs outside of the com-
munity in the Dayton area. Almost two-thirds of these workers drive alone in
automobiles to get to work.

Approximately 53% of all families in Oakwood have two or more members who
work at least part-time. This compares with 55% in Kettering, 58% in the Center-
ville area, and 52% in the overall metropolitan area. The number of school-age
children with both parents away at full-time jobs is not as large as in many other
communities, although this number may be increasing.
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0 Approximately 16% of Oakwood’s adult work force is involved in education. This
percentage is much higher than in surrounding communities or the region as a
whole.

Income

o Oakwood is one of the most economically affluent communities in the Dayton
metropolitan area. Median family income in Oakwood is $29,984, compared with
24,894 in Kettering, $29,244 in Centerville, and $20,976 in the overall metropolitan
area. Median household income is $26,087 in Oakwood, compared with $20,687 in
Kettering, $26,986 in Centerville, and $18,013 in the overall metropolitan area.

) Per capita income within Oakwood is also comparatively quite high. Per capita in-
come is $13,846 in Oakwood, $9,794 in Kettering, $10,207 in Centerville, and $7,511
in the overall metropolitan area.

° Approximately 15% of Oakwood’s earning population receives less than $10,000 per
year. This compares to 20% in Kettering, 10% in Centerville, and 26% within the
overall metropolitan area. It is believed that many of those earning less than
$10,000 within Oakwood are elderly.

Housing

0 Oakwood has long been known as a highly desirable residential community.
Oakwood’s 98% occupancy rate is one of the highest in the region.

o) Oakwood is primarily a single-family residential community. Approximately 81% of
the total housing units are single-family detached. This compares with 68% in Ket-
tering, 71% in Centerville, and 66% in the overall metropolitan area.

e Oakwood is a community of homeowners. Approximately 82% of Oakwood’s hous-
ing units are owner occupied. This compares with 69% in Kettering, 74% in Center-
ville, and 67% in the overall metropolitan area. The percentage of renter-occupied
housing units in Oakwood has acturally decreased since 1970.

) Housing values in Oakwood remain relatively high. The 1985 median sale price in
Oakwood was $94,403, compared to $61,002 in the overall metropolitan area.
However, this price has increased at a somewhat lower rate than within the region
as a whole.

) Oakwood is characterized by older housing stock. Almost 80% of Oakwood’s hous-
ing units were constructed prior to 1949, compared to only 22% in Kettering and less
than 3% in Centerville. Only 6% of Oakwood’s units have been constructed during
the past 25 years.

0 More than 390 of the community’s housing units have 4 or more bedrooms. About
70% have 2 bedrooms or more. Oakwood has very few studio apartments (about 1.3
percent) at this time. The average number of rooms per housing unit in Oakwood is
6.8. This compares with 5.7 rooms in Kettering, 7.0 in the Centerville area, and 5.6
in the metropolitan area.

o Many current residents have been long-time Oakwood residents. Over 22% of the
current residents lived in their present house prior to 1959. Although 42% of the
population has moved in the past five years, many moved from another house in
Oakwood.
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ISSUES AND CONCERNS

Several issues and concerns related to population and housing have been identified which
should be considered as the City continues to plan for the future:

1.

Current trends suggest that Oakwood will continue to experience a slow decline in
population. This could have an impact on the overall image and character of the
Oakwood community in the future, as well as on the local tax base, housing stock,
local businesses and municipal services. Even though all indications are that Oak-
wood continues to be a highly desirable residential community, the City may want
to consider a more active marketing and promotion program to insure that the com-
munity continues to attract high quality residents in the future.

Oakwood is experiencing a significant increase in the elderly population. The per-
centages of Oakwood's population both over 65 years and over 75 years are sig-
nificantly higher than in surrounding communities. The City should consider
programs and services oriented to the special needs and desires of elderly residents.
It should also consider housing alternatives which may be suitable or attractive to
the elderly. In addition, the large number of elderly may also represent a potential
resource in terms of community service, volunteer or part-time work within the
City.

Oakwood's gradual decline in total population, coupled with the increase in the el-
derly population, suggests a decrease in the number of young families within the
community. Since Oakwood has always been a very strong family-oriented com-
munity, the City's marketing and promotional efforts should focus on attracting
new families. This will also have important implications for educational services,
park facilities, recreational programs and other services and amenities.

Even though Oakwood continues to be a family-oriented community, there is a clear
trend toward smaller families and smaller households. This trend may have impor-
tant implications for the size and type of housing which will be most desirable in
the future.

There is an increasing number of families in which two adults work, and in the
number of single-parent families. Oakwood's schools have recently instituted an
after-school "latch-key" program. Very young children are now served primarily by
day care facilities outside Oakwood. The City should consider the need for other
special services and programs for the children of working parents in the future.

The City has a growing number of unattached adults, including singles, divorcees,
widows, and widowers. The number of women in these categories is quite high. The
City should consider special services and programs oriented to the needs and desires
of these residents in the future.

Oakwood's housing stock continues to be highly desirable. Housing values remain
high and vacancy rates are low. However, compared to other neighboring com-
munities, the housing stock is also quite old. It is essential that the City continue to
ensure adequate housing maintenance. As new housing development occurs, either
as replacement or on vacant land, new trends in housing needs and preferences
should be considered.
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Oakwood continues to be an affluent community, with income characteristics among
the highest in the Dayton area. This suggests not only the continuance of a strong
base of support for local businesses, but also the ability to continue providing a full
range of high quality community services in the future.

The emerging trends in local population suggest that the City may be entering a
transitional period. New families may be smaller, with two adults in the work
force, although still affluent and highly educated. New families may or may not
have roots within the Oakwood area. It is important that the City strive to meet the
special needs and desires of new families. At the same time, it is also important that
new families be assimilated into the community. Oakwood has always been charac-
terized by a special community pride and spirit, and a willingness to support top
quality services. This spirit must be fostered in new residents as well.
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