
 

 

 
May 29, 2018 
 
 
City of Columbus, Division of Sewerage & Drainage 
Attn: Mr. Greg Fedner, P.E. 
Private Development Section Manager 
111 N Front Street 
Columbus, Ohio 43215 
 
Re: Hyatt Place – Polaris Parkway  
 2006 Polaris Parkway, Columbus, OH 43240 
 PID: 31844302002004 
 Type III Variance from Stormwater Drainage Manual 
 
Dear Mr. Fedner: 
 
On behalf of The Witness Group, The Mannik and Smith Group, Inc. is submitting an application for a Type III 
variance from the City of Columbus Stormwater Drainage Manual (SWDM) for the proposed Hyatt Place 
Improvements at 2006 Polaris Parkway, located in Columbus, OH.  
 
According to Section 1.3.3 of the SWDM, facilities and activities which are prohibited in the stream corridor protection 
zone (SCPZ) include parking lots and filling. The proposed improvements consist of a new 7 story hotel, a new 7,000 
square foot restaurant building, associated parking, landscaping and storm sewer system. A portion of the proposed 
parking for the development will impact SCPZ. 
 
The total site area is approximately 5 acres of which 4 acres will be disturbed. A SCPZ of variable width is present on 
the north side of the property along an existing stream. The preferred improvements will result in a minor 
encroachment within the SCPZ. The encroachment will directly impact the ephemeral stream at the northeast corner 
of the site, but will not impact the primary route of the stream. The client is seeking a Type III variance for approval of 
0.21 acres of SCPZ encroachment associated with the preferred site improvements. The onsite mitigation plan 
included in this variance application has been developed per the City of Columbus SWDM.  
 
Sincerely, 
 
 
 
Steven E. Fox, PE   
Project Manager  
SFox@manniksmithgroup.com 
614-441-4222 (Office) 
614-452-4628 (Direct) 
 

 

  

1160 Dublin Road, Suite 100 Tel: 614.441.4222     Fax: 888.488.7340     www.MannikSmithGroup.com 
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1.0 INTRODUCTION  
 
The following report provides information pertaining to a variance request from the City of Columbus 
Stormwater Draiange Manual (SWDM) for the Hyatt Place Improvments proejct. Per Section 1.3 of the 
SWDM, the purpose of the stream corridor protection zone (SCPZ) is “to allow the natural, lateral movement 
of open water courses, provide sufficient area for flood conveyance, protect water quality and prevent 
structures from being impacted by natural streambank erosion.”  
  
The proposed develoment is located at 2006 Polaris Parkway, Columbus OH, east of Orion Place and the 
existing Ohio Farmers Insurance Company building. The site is currently undeveloped and has an existing 
stream on the north side of the property. The information below supports the requested Type III variance to 
maximize development for the site. The proposed improvements consist of a new 7 story hotel, a new 7,000 
square foot restaurant building, associated parking, landscaping and storm sewer system. Under the 
preferred alternative the proposed parking lot encroaches on the existing SCPZ.  

 
2.0 DETERMINATION OF THE STREAM CORRIDOR PROTECTION ZONE 
 

The existing (SCPZ) shown on Exhibit 1 was determined per Section 1.3.1 of the (SWDM). The stream has 
a drainage area of approximately 30.07 acres. The width of the SCPZ varies as a result of steep slopes in 
certain areas. Refer to Exhibit 1 for the existing limits of the SCPZ. As a result of a small drainage area to 
the stream, a minimum 50 foot wide SCPZ was used. In addition, the SCPZ was extended in certain areas 
to include slopes greater than 15 percent that the 50 foot SCPZ did not protect.  

 
3.0 TYPE III VARIANCE (STREAM PROTECTION) 

 
3.1 Proposed SCPZ Impacts 

 
Under the preferred alternative, the proposed parking lot and grading limits will impact 0.21 acres 
of the existing SCPZ (refer to Exhibit 4). A retaining wall will also be required and impacts the 
existing SCPZ.  

 
3.2 Existing Conditions 

 
The existing site is currently open greenspace and undeveloped with the exception of an existing 
drive entrance that serves the existing property to the southwest. The stream runs from west to 
east for approximately 536 feet on the north side of the property and eventually discharges to an 
existing 24” storm sewer constructed under CC14222. There is an ephemeral stream located at the 
northeast portion of the property that commences approximately 145 feet to the south and has a 
tributary area of approximately 0.5 acres.  

 
 

3.3 Site Development Alternatives 
 

3.3.1 Proposed Conditions – No Impact Alternative 
 
According to the City of Columbus Municipal Code 3312.49- parking requirements, a hotel 
should provide 1 parking space/room. For the proposed restaurant space, the Municipal 
Code requires 1 space per 75 square feet minimum for buildings over 5,000 square feet. 
This would require the site to provide, in total, 204 parking spaces. Additionally, the hotel 
brand requires 5 employee spaces, but his is not included as part of this calculation. This 
is not included in the 204 calculated required parking spaces. The no impact plan 
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provides 182 parking spaces and would not meet the parking requirements. Refer to 
Exhibit 2 and Table 3.1. 

 
3.3.2 Proposed Conditions – Minimal Impact Alternative 

 
As shown on Exhibit 3, the proposed development would impact 0.14 acres of the existing 
SCPZ. This alternative would still impact the existing ephemeral portion of the stream but 
reduce the grading limits by providing additional retaining wall. The current minimal impact 
alternative provides adequate parking for the site (Table 3.1). 

 
3.3.3 Proposed Conditions – Preferred Alternative 

 
As shown on Exhibit 4, the proposed development would impact 0.21 acres of the existing 
SCPZ. The preferred alternative will fill in approximately 78 feet of the existing ephemeral 
portion of the stream. The remaining 67 feet of the ephemeral stream beyond the grading 
and development limits will remain undisturbed. The existing 0.50-acre tributary to the 
ephemeral portion of the stream will still be routed to the stream via the proposed storm 
sewer system. This alternative provides the most parking and reduces the amount of 
retaining wall required. However, additional mitigation for the disturbed SCPZ would be 
required offsite. Refer to section 4.0 for mitigation details.  
 

3.3.4 Comparison of Project Alternatives  
 

As summarized in Table 3.1, the encroachment within the SCPZ is necessary to meet the 
City of Columbus Zoning Code parking requirements. It is possible to reduce the impact 
on the SCPZ with the minimal impact plan, however this results in approximately 50% 
more retaining wall to reduce grading impacts. 

 
Table 3.1 Summary of Alternatives 

 

*Includes impact area to ephemeral stream. 
 

3.4 Impacts to Stormwater Detention and Water Quality 
 

All hydrologic parameters will be determined using methodology described in the City of Columbus 
SWDM and the Ohio Environmental Protection Agency (OEPA) “General Permit for Construction 
Storm Water Discharge” before discharging to the existing stream. The proposed development will 
drain into an underground detention system to meet the City and OEPA water quantity and quality 
requirements. This system will outlet to the existing stream. Outlet protection in the form of rip rap 
will be sized accordingly for the proposed discharge rates. The storm sewer system design is 
preliminary at this time and will be finalize upon resolution of this variance request.  
Geotechnical Consultants Inc. (GCI) performed a stream study per the attached report dated April 
26, 2018. The Headwater Habitat Evaluation Index (HHEI) assessment method was used to score 
the habitat features of the stream. The stream received an HHEI score of 11 out of a possible 100 
points. The stream is classified as a Modified Class 1 PHWH (ephemeral) stream. The stream 
generally has water present for short periods of time and does not support any aquatic life. The 

Alternative SCPZ Impact Area (AC.) Required Parking Provided 
No Impact Plan 0 204 182 

Minimal Impact Plan 0.14 204 229 
Preferred Plan 0.21 204 236 
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partial impact of this ephemeral stream is not expected to alter the health or quality of the 
remainder of the stream that will be left undisturbed.  

 
3.5  Statement of Hardship 

 
The impact to the SCPZ for the proposed Hyatt Place development under the preferred and 
minimal impact alternative is a result of providing adequate parking per the City of Columbus 
Zoning Code for hotel and restaurant use. Impacts to the SCPZ are minimal and the existing 
watershed to the stream on the north side of the site will not be impacted. As stated previously, the 
no impact alternative results in a significant shortage in parking (Table 3.1). The primary difference 
between the preferred alternative (Exhibit 4) and the minimal impact alternative (Exhibit 3) is the 
extent of grading required that either increases or decreases the amount of retaining wall required. 
The minimal impact alternative requires approximately 50% more retaining wall than the preferred 
alternative which is a significant increase in cost that results in further hardship for the project.   

 
4.0 MITIGATION 
 

Per the SWDM, mitigation will be required for impacts to the SCPZ by creating equivalent mitigation for the 
impacted area. The preferred alternative (Exhibit 4) will impact 0.21 acres within the SCPZ. The impact area 
to the SCPZ will be mitigated both onsite and offsite. Onsite mitigation will occur at a 1:1 ratio for 0.13 acres. 
Offsite mitigation will occur adjacent to the site at a 1:1.5 ratio for the remaining 0.07 acres. Per the 
ecological site survey completed by GCI (Appendix B), the stream health and functionality will not be 
negatively impacted.  

 
The minimal impact alternative will impact 0.14 acres within the SCPZ. Mitigation will be provided onsite at a 
1:1 ratio for the corresponding area impacted per the Stormwater Drainage Manual Guidance Document. 
See Exhibit 3 for mitigation areas. Both the preferred option and minimal impact option will require filing for a 
Nationwide Permit (NWP) 39 to fill the ephemeral stream for the purposed of commercial development.  

 
5.0 CONCLUSION  
 

The preferred alternative design provides adequate parking for the development with minor impacts to the 
existing stream and surrounding environment. All disturbances will be mitigated accordingly per the SWDM. 
If approved, encroachment to the SCPZ of approximately 0.21 acres will be mitigated as discussed in 
Section 4. The stream generally only has water for short periods of time during rain and snow melt events 
with little to no aquatic life, therefore the overall ecological impact is negligible.  

 



 

 

APPENDIX A  
CONDITIONS AND ALTERNATIVES 
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APPENDIX B  
ECOLOGICAL SITE SURVEY 



 
April 26, 2018 
 
Ms. Melissa Miller      
The Mannik & Smith Group, Inc. 
1160 Dublin Rd., Suite 100 
Columbus, Ohio 43215 
 
Reference: Badrivishal LLC Property 
  2006 Polaris Parkway 
  Columbus, Delaware County, Ohio 
  GCI Project #18-E-21746 
 
Dear Ms. Miller: 
 
Geotechnical Consultants, Inc. (GCI) provides this letter as support for your variance 
application to the City of Columbus Stormwater Drainage Manual for the above reference 
property.  The property consists of 4.99± acres of vacant land on the north side of Polaris 
Parkway, east of Orion Place.  The property is identified by Delaware County parcel 
number 31844302002004.   
 
GCI previously identified and documented an ephemeral stream located on the northeast 
portion of the property during our site visit dated March 20, 2018.  Approximate latitude 
and longitude coordinates for the beginning and end of the assessed ephemeral stream 
are 40.145217 / -82.964076 and 40.145579 / -82.964209.   
 
GCI understands the property is proposed for future commercial development, as 
indicated by the site plan attached to this letter.  Development of the property, per Site 
Plan Option 2b, appears to encroach upon the aforementioned ephemeral stream.  
According to the site plan, it appears approximately 78 linear feet of this ephemeral 
stream will be filled for construction of parking areas.  Approximately 67 linear feet of the 
ephemeral stream are located beyond the limits of grading/development and will remain 
undisturbed.   
 
GCI used the Ohio Environmental Protection Agency (Ohio EPA) Primary Headwater 
Habitat (PHWH) Evaluation Form to score the stream, in accordance with the October 
2009 Field Evaluation Manual for Ohio’s Primary Headwater Habitat Streams (Version 
2.3).  The Headwater Habitat Evaluation Index (HHEI) assessment method was used to 
score the physical habitat features of the stream because its drainage area is less than 
one square mile, has no pools, and has no possibility of supporting fish communities.     
 
The stream received a score of 11 out of a possible 100 points.  Per Ohio EPA 
guidelines, the stream is classified as a Modified Class I PHWH (ephemeral) stream.  
Class I PHWH streams are generally defined as having water present for short periods of 



April 26, 2018 
Ms. Melissa Miller, The Mannik & Smith Group, Inc. 
Page 2 of 2 
 

 

time during snow melt and rain events and have little to no aquatic life.  The stream 
scored poorly because it lacks high quality substrate, pools, and width.  The stream has a 
severe gradient and is also lacking in riparian width, flow, and sinuosity.   
 
GCI anticipates the partial impact (78± linear feet) of this ephemeral stream will not alter 
the health, functionality, or PHWH score of the remainder of the stream (67± linear feet) 
that will remain undisturbed.   
 
GCI appreciates the opportunity to serve you on this project.  Please contact our office with 
any questions or concerns regarding this information. 
 
Respectfully submitted, 
 
Geotechnical Consultants, Inc. (GCI)  
 
 
Matthew R. Kaminski, EP  
Senior Project Manager       
Wetland Scientist, 401/404 Specialist 
 
 
Attachments:  
Delaware County Auditor’s GIS Map 
2016 USGS Topographic Map  
Site Plan Option 2b 
Site Plan Option 2b with Approximate Stream Location 
1997, 2002, 2006, 2008, 2010, 2013, 2015, and 2017 Aerial Photograph  
PHWH HHEI Form (2 pages) 
Property Photographs (Photo 1 through Photo 12) 
 
 
Cc: File 
 



 

 
 Education:  

2003 BS Environmental Geography, Ohio University 
 
 Active Registration & Certification: 

2006 38 Hour Army Corps of Engineers Wetland Delineation & Management 
Training Program 

2011 OSHA 40-hour Hazardous Waste Operations  
2017 GBA’s Fundamentals of Professional Practice (FOPP) 
 
Mr. Kaminski is qualified as an Environmental Professional as defined by U.S. EPA’s 
All Appropriate Inquiry legislation, and by ASTM Practice E1527-13. 

 
 Experience & Qualifications: 

Since joining GCI in 2005, Mr. Kaminski has been responsible for conducting 
numerous Phase I environmental site assessments (Phase I ESAs) of residential, 
commercial, industrial, and agricultural properties in Ohio, Michigan, West Virginia, 
and Pennsylvania.   
 
Mr. Kaminski is responsible for preparing reports required to meet compliance under 
the American Society for Testing and Materials (ASTM), and federal, state, and local 
regulations including the National Environmental Policy Act (NEPA), Ohio Department 
of Development (ODOD), Ohio Housing Finance Agency (OHFA), and the U.S. 
Department of Housing and Urban Development (HUD).   
 
Mr. Kaminski’s experience includes managing and performing multidisciplinary 
environmental projects including Phase I ESAs, Ohio Voluntary Action Program (Ohio 
VAP) Phase I property assessments, wetland delineations, stream evaluations, 
401/404 permit applications, groundwater sampling, and hazardous materials 
surveys.   

 
 Selected Projects 

• Performed ground water well development and sampling using low-flow methods 
in accordance with Ohio EPA requirements for numerous Ohio Voluntary Action 
Program (VAP) projects.   

• Multiple hazardous materials surveys and Phase I ESAs for the Grandview Yard 
project, Grandview Heights, OH 

• Phase I ESA Nine Brooksedge Corporate Center Office Buildings, Westerville, OH 
• Phase I ESA Shell Station, Bexley, Franklin County, OH 
• Jurisdictional Water Delineation 25-Acre Property, Mansfield, OH 
• Phase I ESA and Preliminary Wetland and Stream Assessment 7+ Acre Proposed 

Office/Warehouse Property, Delaware, Delaware County, OH 
• Jurisdictional Water Delineation 735-Acre Property, Sunbury, OH 

 

Matthew R. Kaminski, EP 
Senior Project Manager 
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Photo 1: Southeasterly view from the east central portion of the property.  

 
Photo 2: Southerly view from the east central portion of the property. 



 All Photos Taken on March 20, 2018            GCI Project No. 18-E-21746 

 

 
Photo 3: Westerly view from the east central portion of the property. 

 
Photo 4: Northerly view of the northeast part of the property containing the 
ephemeral stream. 
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Photo 5: Easterly view of the vegetated depression containing the ephemeral 
stream.   

 
Photo 6: Typical interior view and vegetation within the depression on the 
northeast portion of the property containing the ephemeral stream.   
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Photo 7: Downstream view from near the beginning of the ephemeral 
stream.   

 
Photo 8: Close-up view near the beginning of the ephemeral stream.  
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Photo 9: Upstream view from the central part of the ephemeral stream.   

 
Photo 10: Upstream view from near the termination of the ephemeral stream.     
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Photo 11: Another upstream view from near the termination of the ephemeral 
stream. 

 
Photo 12: Southerly view from off-site at the confluence of the ephemeral 
stream with a larger order stream. 
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