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1. THE APPLICANT SHALL ERECT A TEN-FOOT HIGH PRIVACY FENCE THE APPLICANT SHALL ERECT A TEN-FOOT HIGH PRIVACY FENCE APPROXIMATELY EIGHT FEET INTO THE REAL PROPERTY ADJACENT TO THE TEN DIRECTLY ABUTTING SINGLE FAMILY PROPERTIES.  2. A COMPLETE LANDSCAPING PLAN MEETING THE FOLLOWING MINIMUM A COMPLETE LANDSCAPING PLAN MEETING THE FOLLOWING MINIMUM REQUIREMENTS MUST BE APPROVED BY STAFF PRIOR TO THE ISSUANCE OF ANY ZONING CERTIFICATE. THE APPLICANT MUST PROVIDE AND INSTALL PLANTINGS ON BOTH SIDES OF THE TEN-FOOT HIGH PRIVACY FENCE ON THE REAL PROPERTY. THE APPLICANT WILL BE RESPONSIBLE FOR THEIR MAINTENANCE, UPKEEP, AND REPLACEMENT SHOULD THEY NOT SURVIVE. EVERGREEN TREES MUST BE A MINIMUM OF FIFTEEN FEET HIGH IN HEIGHT AT PLANTING AND DECIDUOUS TREES MUST HAVE A MINIMUM CALIPER OF TWO AND ONE/HALF INCHES AT PLANTING. THE TOTAL NUMBER OF TREE PLANTINGS ON THE SITE MUST EQUAL OR EXCEED 178 AND MUST BE PLANTED IN ACCORDANCE WITH THE SPECIFICATIONS CONTAINED IN THIS EXHIBIT A.  3. APPLICANT IS REQUIRED TO PROPERLY MAINTAIN AND PROPERLY FERTILIZE ALL APPLICANT IS REQUIRED TO PROPERLY MAINTAIN AND PROPERLY FERTILIZE ALL NEWLY PLANTED TREES ON THE SITE. 4. PORTIONS OF THE PROPOSED APARTMENT BUILDING THAT ARE WITHIN FIFTY PORTIONS OF THE PROPOSED APARTMENT BUILDING THAT ARE WITHIN FIFTY FEET OF ABUTTING PROPERTY LINES ON FROLIC DRIVE AND DUNEDEN AVENUE SHALL NOT EXCEED THREE STORIES IN HEIGHT PLUS REQUIRED MECHANICAL EQUIPMENT AND SCREENING. 5. THE TOTAL NUMBER OF RESIDENTIAL UNITS SHALL NOT EXCEED 248. THE TOTAL NUMBER OF RESIDENTIAL UNITS SHALL NOT EXCEED 248. 6. ALL BALCONIES FACING DUNEDEN AVENUE WITHIN ONE HUNDRED FEET OF THE ALL BALCONIES FACING DUNEDEN AVENUE WITHIN ONE HUNDRED FEET OF THE PROPERTY LINE ARE TO BE REMOVED FROM THE PLAN AS SUBMITTED ON SEPTEMBER 6, 2018 TO SYCAMORE TOWNSHIP AND SHALL NOT BE CONSTRUCTED.  7. A CERTIFIED REPORT OR OTHER DOCUMENTATION FROM A LICENSED ARBORIST A CERTIFIED REPORT OR OTHER DOCUMENTATION FROM A LICENSED ARBORIST IS REQUIRED TO ENSURE THAT BEST PRACTICES FOR PRESERVING AND PROTECTING EXISTING TREES DURING CONSTRUCTION WILL BE FOLLOWED. AFTER CONSTRUCTION A CERTIFIED REPORT MUST BE SUBMITTED TO SYCAMORE TOWNSHIP STAFF THAT EVIDENCES THOSE PRACTICES WERE FOLLOWED DURING CONSTRUCTION. THE SAME PROCESS SHALL BE FOLLOWED FOR ALL NEW PROPOSED PLANT MATERIAL AS WELL. 8. A REPORT FROM A CERTIFIED ARBORIST ON THE CONDITION OF ALL REMAINING A REPORT FROM A CERTIFIED ARBORIST ON THE CONDITION OF ALL REMAINING TREES ON THE SITE IS REQUIRED TO BE SUBMITTED TO THE TOWNSHIP PRIOR TO THE ISSUANCE OF A ZONING CERTIFICATE. IN ADDITION, THIS REPORT MUST ALSO INCLUDE ALL TREES WITHIN 20 FEET OF A COMMON PROPERTY BOUNDARY LOCATED ON AN ADJACENT PROPERTY. THE REPORT MUST INDICATE THE TREE AND LOCATION AS WELL AS ITS CONDITION. THE CONDITION IS REQUIRED TO BE REPORTED AS GOOD, FAIR, OR POOR.  9. THE APPLICANT WILL ENGAGE RESIDENT LIZ RISING IN THE PROCESS IDENTIFIED THE APPLICANT WILL ENGAGE RESIDENT LIZ RISING IN THE PROCESS IDENTIFIED IN CONDITION #7. SHOULD MS. RISING CHOOSE NOT TO PARTICIPATE, THEN APPLICANT SHALL ENDEAVOR TO ENGAGE ANOTHER SURROUNDING PROPERTY OWNER FOR SUCH PURPOSES. 10. ALL ABOVE-GROUND STORM WATER DETENTION FACILITIES MUST BE DRY UNDER ALL ABOVE-GROUND STORM WATER DETENTION FACILITIES MUST BE DRY UNDER NORMAL CONDITIONS. NO ABOVE-GROUND RETENTION OR LONG-TERM WATER STORAGE BASINS OR STRUCTURES ARE PERMITTED.  11. FRENCH DRAINS OR OTHER APPROPRIATE DRAINAGE SYSTEMS SHALL BE FRENCH DRAINS OR OTHER APPROPRIATE DRAINAGE SYSTEMS SHALL BE INSTALLED ON THE COMMON PROPERTY BOUNDARY WITH DUNEDEN AVENUE ABUTTING PROPERTIES TO FACILITATE WATER RUNOFF BACK ONTO THE REAL PROPERTY INSTEAD OF THE SOUTH AND WEST.  12. THE APPLICANT SHALL ENDEAVOR TO ENGAGE A SURROUNDING PROPERTY THE APPLICANT SHALL ENDEAVOR TO ENGAGE A SURROUNDING PROPERTY OWNER IN THE CREATION OF A PET POLICY FOR THE DEVELOPMENT INCLUDING, BUT NOT LIMITED TO, A PRIVATE DOG PARK ON THE REAL PROPERTY. 13. THE APPLICANT HAS VOLUNTARILY AGREED TO CONTRIBUTE $25,000 TO THE APPLICANT HAS VOLUNTARILY AGREED TO CONTRIBUTE $25,000 TO SYCAMORE TOWNSHIP TO PERFORM NEIGHBORHOOD TRAFFIC CALMING STUDIES.  14. FOR A PERIOD OF FOUR YEARS FROM COMPLETION OF CONSTRUCTION, THE FOR A PERIOD OF FOUR YEARS FROM COMPLETION OF CONSTRUCTION, THE APPLICANT MUST REMOVE AND REPLACE ANY TREE THAT IS CURRENTLY CITED IN THE REPORT REQUIRE IN CONDITION #8 AS FAIR OR GOOD SHOULD IT DIE AS A RESULT OF THE CONSTRUCTION. THE NEWLY PLANTED TREE MUST MEET THE CRITERIA OUTLINED IN CONDITION #2.  15. THE APPLICANT WILL WORK COOPERATIVELY WITH THE FORMER OWNERS OF THE APPLICANT WILL WORK COOPERATIVELY WITH THE FORMER OWNERS OF THE EXISTING STRUCTURES TO ESTABLISH A MEMORIAL TO THOSE PERSONS WHO BUILT THE EXISTING STRUCTURES.  16. THE APPLICANT SHALL DEDICATE AN ADDITIONAL EIGHT FEET OF RIGHT-OF-WAY THE APPLICANT SHALL DEDICATE AN ADDITIONAL EIGHT FEET OF RIGHT-OF-WAY ALONG THE KENWOOD ROAD FRONTAGE RUNNING THE ENTIRE LENGTH OF THE DEVELOPMENT. 17. THE APPLICANT MUST CONSTRUCT AND IMPLEMENT THE RECOMMENDATIONS OF THE APPLICANT MUST CONSTRUCT AND IMPLEMENT THE RECOMMENDATIONS OF THE TRAFFIC STUDY AS APPROVED BY THE HAMILTON COUNTY ENGINEER’S S OFFICE FOR THE 2020 BUILD YEAR.  18. THE APPLICANT MUST INSTALL A TRAFFIC SIGNAL AT THE INTERSECTION OF THE APPLICANT MUST INSTALL A TRAFFIC SIGNAL AT THE INTERSECTION OF HAPPINESS WAY AND KENWOOD ROAD.  19. THE APPLICANT MUST INSTALL A CROSS WALK ON KENWOOD ROAD AT THE THE APPLICANT MUST INSTALL A CROSS WALK ON KENWOOD ROAD AT THE INTERSECTION OF HAPPINESS WAY TO FACILITATE PEDESTRIAN FLOW 20. ALL SITE AND BUILDING LIGHTING MUST HAVE 0 FOOT CANDLES OF LIGHT ALL SITE AND BUILDING LIGHTING MUST HAVE 0 FOOT CANDLES OF LIGHT SPILL AT ALL SURROUNDING RESIDENTIALLY ZONED PROPERTIES, AS CERTIFIED BY A PHOTOMETRIC PLAN. 21. THE APPLICANT AGREES TO SUBMIT EVIDENCE TO THE TOWNSHIP THAT IT HAS THE APPLICANT AGREES TO SUBMIT EVIDENCE TO THE TOWNSHIP THAT IT HAS OR HAS ENDEAVORED TO ENTER INTO AGREEMENTS WITH THE OWNERS OF THE TEN CONTIGUOUS RESIDENTIAL PROPERTIES TO THE REAL PROPERTY TO PURCHASE THOSE PROPERTIES WITHIN THREE YEARS FROM THE DATE OF THIS RESOLUTION AT A PRICE NOT LESS THAN THE TRUE VALUE ESTABLISHED BY THE HAMILTON COUNTY, OHIO AUDITOR ON JANUARY 1, 2019. 22. HAPPINESS WAY IS TO BE TEMPORARY CLOSED WEST OF THE PROPOSED HAPPINESS WAY IS TO BE TEMPORARY CLOSED WEST OF THE PROPOSED ACCESS POINT TO HAPPINESS WAY FROM THE DEVELOPMENT. THE TOWNSHIP WILL DETERMINE IF THE CLOSURE IS TO REMAIN PERMANENTLY. 23. THERE SHALL BE NO CONSTRUCTION TRAFFIC OF ANY MANNER ON FROLIC THERE SHALL BE NO CONSTRUCTION TRAFFIC OF ANY MANNER ON FROLIC DRIVE, HAPPINESS WAY WEST OF THE REAL PROPERTY  BOUNDARY, OR ANY OTHER SURROUNDING RESIDENTIAL STREET THAT CONNECTS TO OR THROUGH FROLIC DRIVE OR HAPPINESS WAY. THIS SHALL INCLUDE NO STANDING, STOPPING, PARKING, OR TRAVEL ON SAID ROADS. ALL CONSTRUCTION TRAFFIC SHALL ACCESS THE REAL PROPERTY ONLY FROM KENWOOD ROAD.  24. ALL SIGNAGE SHALL BE COMPLIANT WITH SYCAMORE TOWNSHIP ZONING ALL SIGNAGE SHALL BE COMPLIANT WITH SYCAMORE TOWNSHIP ZONING RESOLUTION AND NO SIGNAGE SHALL BE PERMITTED TO FACE WEST TOWARDS THE SINGLE FAMILY RESIDENTIAL PROPERTIES.  25. THERE SHALL BE NO EXTERIOR CONSTRUCTION OR OUTSIDE WORK BETWEEN THERE SHALL BE NO EXTERIOR CONSTRUCTION OR OUTSIDE WORK BETWEEN THE HOURS OF 9:00PM AND 7:00AM. 26. ALL MECHANICAL EQUIPMENT MUST BE SCREENED BOTH VISUALLY AND ALL MECHANICAL EQUIPMENT MUST BE SCREENED BOTH VISUALLY AND ACOUSTICALLY. THE DETERMINATION FOR COMPLIANCE WILL BE MADE FROM 100 FEET OUTSIDE THE PROPERTY LINE. TOWNSHIP STAFF WILL MONITOR SOUND LEVELS BOTH BEFORE, DURING AND AFTER CONSTRUCTION USING A SOUND PRESSURE LEVEL METER TO DETERMINE DECIBEL LEVELS. SHOULD THE TEST INDICATE DECIBEL LEVELS IN EXCESS OF THOSE ALLOWED UNDER SECTION 5-1.2 OF THE SYCAMORE TOWNSHIP ZONING RESOLUTION MORE THAN FIVE TIMES IN ANY SIX MONTH PERIOD, THEN NEW SOUND ATTENUATION TECHNIQUES SHALL BE REQUIRED FOR ALL MECHANICAL UNITS UNTIL SUCH LEVELS ARE MET.      27. THE ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY FOR THE DEVELOPMENT IS THE ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY FOR THE DEVELOPMENT IS CONTINGENT UPON THE SUCCESSFUL CREATION OF A JOINT ECONOMIC DEVELOPMENT DISTRICT PURSUANT TO SECTION 715.70 OF THE OHIO REVISED CODE, AS AMENDED FROM TIME TO TIME, IN ORDER TO FACILITATE ECONOMIC DEVELOPMENT, CREATE AND PRESERVE JOBS AND EMPLOYMENT OPPORTUNITIES, AND TO IMPROVE THE ECONOMIC WELFARE OF THE PEOPLE OF SYCAMORE TOWNSHIP. THE APPLICANT SHALL SUPPORT AND COOPERATE IN THE DISTRICT CREATION. 28. THE APPLICANT WILL EXPLORE THE UTILIZATION OF GREEN ROOF THE APPLICANT WILL EXPLORE THE UTILIZATION OF GREEN ROOF CONSTRUCTION TECHNIQUES ON THE PROPOSED OFFICE AND HOTEL BUILDINGS AND SUBMIT A REPORT TO SYCAMORE TOWNSHIP AS TO THE VIABILITY OF THEIR CONSTRUCTION. IF SUCH REPORT INDICATES THE VIABILITY AT A REASONABLE COST, THE APPLICANT SHALL INSTALL SUCH CONSTRUCTION. 
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EXISTING   PROPOSED  PROPOSED  BUILDING 1 FLOOR AREA (NET): APARTMENTS:  1st FLOOR (SF):   59,452   59,452 59,452   59,452 59,452 2nd FLOOR (SF):   63,125   63,125 63,125   63,125 63,125 3rd FLOOR (SF):   63,115   63,115 63,115   63,115 63,115 4th FLOOR (SF):   57,292   57,292 57,292   57,292 57,292 5th FLOOR (SF):   44,773   44,773 44,773   44,773 44,773 TOTAL     287,757   287,757 287,757   287,757 287,757 PARKING GARAGE: 1st FLOOR (SF):   53,019   53,019 53,019   53,019 53,019 2nd FLOOR (SF):   53,019   53,019 53,019   53,019 53,019 3rd FLOOR (SF):   53,019   53,019 53,019   53,019 53,019 4th FLOOR (SF):   53,019   53,019 53,019   53,019 53,019 5th FLOOR (SF):   47,229   47,229 47,229   47,229 47,229 TOTAL     259,305   259,305 259,305   259,305 259,305 BUILDING 2 FLOOR AREA (NET): HOTEL: 1st FLOOR (SF/KEYS):  20,021/6   15,953/6 20,021/6   15,953/6 15,953/6 2nd FLOOR (SF/KEYS):  19,856/32   19,856/32 19,856/32   19,856/32 19,856/32 3rd FLOOR (SF/KEYS):  19,856/32   19,856/32 19,856/32   19,856/32 19,856/32 4th FLOOR (SF/KEYS):  19,856/32   19,856/32 19,856/32   19,856/32 19,856/32 5th FLOOR (SF/KEYS):  19,856/32   19,856/32 19,856/32   19,856/32 19,856/32 TOTAL     99,445   95,377  99,445   95,377  95,377  RETAIL: 1st FLOOR (SF):   4,068   4,068 4,068   4,068 4,068 BUILDING 3 FLOOR AREA (NET): OFFICE: 1st FLOOR (SF):   7,084   0 7,084   0 0 2nd FLOOR (SF):   22,319   18,671 22,319   18,671 18,671 3rd FLOOR (SF):   22,319   18,671 22,319   18,671 18,671 4th FLOOR (SF):   22,319   0 22,319   0 0 5th FLOOR (SF):   22,319   0 22,319   0 0 6th FLOOR (SF):   N/A    0 N/A    0 0 7th FLOOR (SF):   N/A    0 N/A    0 0 8th FLOOR (SF):   N/A    0 N/A    0 0 9th FLOOR (SF):   N/A    0 N/A    0 0 10th FLOOR (SF):   N/A    0 N/A    0 0 TOTAL     96,360   37,342 96,360   37,342 37,342 RETAIL: 1st FLOOR (SF):   8,941   15,679 8,941   15,679 15,679 2nd FLOOR (SF):   0    0 0    0 0 3rd FLOOR (SF):   0    0 0    0 0 4th FLOOR (SF):   0    0 0    0 0 5th FLOOR (SF):   0    0 0    0 0 6th FLOOR (SF):   N/A    0 N/A    0 0 7th FLOOR (SF):   N/A    0 N/A    0 0 8th FLOOR (SF):   N/A    0 N/A    0 0 9th FLOOR (SF):   N/A    0 N/A    0 0 10th FLOOR (SF):   N/A    0 N/A    0 0 TOTAL     8,941   15,679 8,941   15,679 15,679 APARTMENTS: 1st FLOOR (SF):   0    0 0    0 0 2nd FLOOR (SF):   0    0 0    0 0 3rd FLOOR (SF):   0    0 0    0 0 4th FLOOR (SF):   0    18,698 0    18,698 18,698 5th FLOOR (SF):   0    18,698 0    18,698 18,698 6th FLOOR (SF):   N/A    18,698 N/A    18,698 18,698 7th FLOOR (SF):   N/A    18,698 N/A    18,698 18,698 8th FLOOR (SF):   N/A    18,698 N/A    18,698 18,698 9th FLOOR (SF):   N/A    18,698 N/A    18,698 18,698 10th FLOOR (SF):   N/A    18,620 N/A    18,620 18,620 TOTAL     0    130,808 0    130,808 130,808 
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Woolpert, Inc. 

4454 Idea Center Boulevard  

Dayton, OH  45430-1500 

937.461.5660 

 

Memo 
To: Jeff Newby, PE 

From: Keegan Anderson, PE 

Date: June 6, 2023 

Subject: Proposed Mixed Use Development, Kenwood Trip Generation Comparison 

Introduction 
Capital Investment Group (CIG) is proposing to modify the land use mix of their Kenwood Road development.  The Traffic 

Impact Study was prepared and approved in 2018. This memo documents the trip generation comparison of the previously 

approved development with the modified proposed development on the southwest corner of Kenwood Road and 

Happiness Way in Kenwood, Ohio. The previously approved Traffic Impact Study consisted of: 

• 163 units of multifamily housing (low-rise),  

• 120 hotel rooms,  

• 108,000 SF of general office building,  

• 3,250 SF of variety store, and  

• 19,122 SF high-turnover (sit-down) restaurant space.  

 

It should be noted the 2018 Traffic Impact Study included two different numbers for the number of housing units.  The 

description on Page 7 of the report cited 259 units (consistent with development plans approved by the Township), while 

Table 2 on Page 8 references 163 units.  The projected number of trips in the Table and the accompanying analysis used 

the 163 units.  The difference results in an additional 40 vehicles in the AM peak hour and 41 vehicles in the PM peak hour 

that should have been included in the analysis.  Rechecking the analysis at Happiness Way, adding the additional 40 vph 

does not change the resulting Level of Service. 

Trip Generation 
Since the 2018 traffic study approval, the development has moved forward.  Recommended traffic changes have been 

constructed, apartments have constructed, and the hotel is under construction. CIG is proposing to modify the building 

that originally included 108,000 sf of office space and 22,372 sf of retail/restaurant space to now consist of 36,400 sf office 

space, 19,122 sf of restaurant space, and 128 residential units.  

 

The total modified site will consist of: 

• 376 units of multifamily housing (248 existing units and 128 new high-rise units),  

• 132 hotel rooms,  

• 36,400 SF of general office building,  

• 19,122 SF high-turnover (sit-down) restaurant space.  

 

The Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th edition was used to calculate the anticipated 

trips generated by the modified proposed development (10th Edition was used in 2018). The following land codes provided 

reasonable trip generation for the proposed floor area; multifamily housing (low-rise) code 220, hotel code 310, general 

office building code 710, and high-turnover (sit-down) restaurant code 932. The net increase/decrease of trips are shown 

in the table below.  
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Woolpert, Inc. 

4454 Idea Center Boulevard  

Dayton, OH  45430-1500 

937.461.5660 

Trip Generation Comparison (ITE 11th Edition) 

ITE Trip Generation 

Unit 

Weekday Trip Ends SAT Trip Ends 

ITE 

Code 
Description 

AM Peak 

(In/Out) 

MID Peak 

(In/Out) 

PM Peak 

(In/Out) 

SAT Peak 

(In/Out) 

Modified Proposed Development 

220 Multifamily Housing (Low-Rise) 376 Units 33 101 81 48 110 65 159 93 

310 Hotel 
132 

Rooms 
33 26 27 21 36 34 54 43 

710 General Office Building 36,400 SF 62 8 27 23 12 60 10 9 

932 
High-Turnover (Sit-Down)  

Restaurant 
19,122 SF 100 83 128 122 106 67 109 104 

Total Trips (Proposed Development) 446 477 490 582 

Total Internal Capture 85 91 93 111 

Total Pass By Trips 0 107 74 92 

Total Primary Site Trips 361 280 323 379 

 

Previous Proposed Development (from 2018 Study) (ITE 10th Edition) 

220 Multifamily Housing (Low-Rise) 163 Units 18 58 41 24 57 34 90 53 

310 Hotel 
120 

Rooms 
32 23 25 20 33 31 49 38 

710 General Office Building 
108,000 

SF 
110 18 64 55 20 102 31 26 

814 Variety Store 3,250 SF 6 4 9 9 11 11 11 11 

932 
High-Turnover (Sit-Down)  

Restaurant 
19,122 SF 104 86 134 128 116 71 109 105 

Total Trips (Existing Development) 459 509 486 523 

Total Internal Capture 101 107 102 109 

Total Pass By Trips 0 118 87 100 

Total Primary Site Trips 358 284 297 314 

Trip Increase (+) or Decrease (-) 3 -4 26 65 

Conclusion 
The trip generation comparison shows a net increase of 3 trips in the AM peak period, a net decrease of total primary 

trips in the Midday peak period, a net increase of 26 trips in PM peak period and a net increase of 65 trips in the 

Saturday peak period.   

 

A quick review of the Level of Service of the Kenwood/Happiness Way intersection shows the 2040 traffic conditions 

remains a LOS B for the PM Peak Hour for Year 2040 traffic conditions with the added trips.  In our engineering 

judgement, this increase is negligible when compared to the total amount of traffic on Kenwood Road, and when 

distributed across the roadway network.  When spread across the peak hour, the total increase is less than 1 car per 

signal cycle length and is not sufficient to require an update to the originally approved TIS.   
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Mat. # Desc. Photo

1
Metal Panel, Color 1 (Bellara Product or 
Similar)

2 Hardie Panel with Metal Reveals, Color 2

3 Plygem Windows (See Windows in #2)

4 Vertical Alumimuim Rail

5 ACM Panel or Hardie with Reveal

6 Metal/Glass Storefront Window System

Encore at Kenwood Material Key



7 Metal Glass Railing

8 Masonry Stone or Brick Color 3 TBD

9 Masonry Stone or Brick Color 4 TBD

10 Masonry Stone or Brick Color 5 TBD

11 Rollup Metal Door, Similar to Match Color 4

12 Canopy Designs TBD

13 Hardie Panel with Metal Reveals Color 6
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