CHAPTER V

Implementation
This chapter describes the actions which are recommended to implement the Munson Township Plan. These actions include legislation, additional planning activities, and other actions which are deemed highest priority to make this plan a reality.

It is suggested that all necessary actions cannot be detailed here.  The outlined recommendations are those which are essential to implementing the land use plan elements.  Many other decisions will need to be made incrementally over time.  It is suggested these decisions reflect the changing circumstances of the community.

The following implementation tasks are interrelated and there is considerable overlap in their purpose and content.  They have been roughly organized into the following categories:

· Legislative Tasks

· Planning Tasks

· Resource Protection Tasks

· Transportation Tasks

· Land Use and Fiscal Management

An implementation task action plan has been included in this plan (See Appendix A) which details action steps scheduled by the Zoning Commission.  It is expected that this action plan will be revised as necessary to achieve the goals.

LEGISLATIVE TASKS

(See also legislative activities recommended in the Resource Protection Tasks listed below.)
Plan Adoption.  It is suggested priority be given to formal adoption of this plan by the Board of Township Trustees.

Amendments of Zoning Resolution and Map.  This plan includes several  recommendations which may be implemented through amendment of the township zoning resolution and Map.  It is suggested the Zoning Commission and Township Trustees, with the assistance of the County Planning Commission and other professionals as required, consider the following implementation actions.

· Additional Zoning Districts.  New provisions may be required to implement the commercial/office/service land use categories discussed in the land use section.  The current single commercial district category may not enable the Township to coordinate uses in the manner proposed.  One or more new commercial districts may be required, particularly to act as a transition between intensive commercial zones and low density residential district areas.

· Zoning Map Amendments.  The proposed land use plan recommends that several areas be considered for rezoning to other districts.  Each rezoning or map amendment requires a process, as established by law, which will encourage the involvement of affected property owners and recommendations from the County Planning Commission.  A summary of these areas follows:

· Mayfield Road Commercial Area.  Potential reconfiguration of the existing commercial zoning district and division into new commercial district categories.

· Industrial Area.  Potential revision of the current industrial zone in order to follow, where practical, lot lines of record.

· Fowlers Mill Historic Area.  Follow lot lines of record to draw zone boundaries and recognize its historic status.

· Institutional Zone Areas.  Potential elimination of such districts and treating such uses as conditional, subject to the conditions set forth in the zoning resolution text and approval by the board of zoning appeals.

· Public Open Space/Recreation.  Rezone areas held by public entities used for open space and recreation.
· “Annexation Protection” Residential Area.  During this planning process, concern has been raised about the potential for annexation of the northerly end of the industrial area to the City of Chardon, particularly if the extension of utilities is feasible and attractive to the property owners.  Annexation of industrial areas from the township could have significant tax base consequences.  It is suggested this type of annexation be discouraged.  While it will be necessary for the Township Trustees to evaluate the impact and take appropriate action if and when such annexation is initiated, a preventative zoning map amendment may be appropriate.  This amendment would place the existing and proposed county park properties in a public open space zoning classification appropriate for their use and separate the township’s industrial district from the city corporation line by approximately 700 feet.

· Amend Zoning Resolution and Map Provisions Relating to Residential Districts.  The current zoning map illustrates residential lot size districts which are shaped and located based on data about the depth to bedrock, wetness, and severe slope conditions throughout the community.  It is recommended that the map, the base data, and the system used for interpretation of the map and its application to properties be reviewed.  The township may consider alternative base data and/or alternative methods for accomplishing the resource protection and density objectives and amend the zoning resolution text and map accordingly. 

· Align Zoning District Boundaries with Property Lines and Road Lines.  It is recommended that, wherever feasible, the zoning map be amended to align zoning district boundaries with property and road lines.  While it is likely that “split zoning” will be a necessity for some large parcels, in the interest of appropriate layout of the district, it will simplify zoning interpretation if most parcels are clearly within a single district. 
PLANNING TASKS

Implementation of this plan will require several additional planning tasks in the short and long term.

Promoting the Plan.  Prior to the adoption of the plan, it is suggested the township schedule work sessions reviewing its key elements and to request the county’s assistance in its implementation when feasible.  It will also be appropriate to distribute copies to abutting communities and to offer informal presentations and discussion.

Chagrin River Corridor Planning.  This element of the plan is significant in terms of its potential benefits, its impacts on numerous private properties, and its potential costs.  A separate planning process will be needed to evaluate the conditions, to identify alternatives, and to involve the community in determining the objectives, designing the Corridor Plan, and funding and implementing the plan.  The township may consider inviting the Chagrin River Watershed Partnership to assist in facilitating this planning process.

Related tasks include continuing the township’s membership and participation with the Chagrin River Watershed Partnership in order to continue to benefit from the networking, information, and technical assistance available from that organization. It is suggested the township continue to promote the designation of the Chagrin River Corridor as an Ohio Scenic River.

Agricultural Security Areas.  It is recommended that the areas within the township that are currently enrolled in the CAUV program, the agricultural district program and the forestry program be examined along with the prime agricultural soils for development of Agricultural Security Areas.   It is suggested farmland preservation activities be encouraged in these locations.

Continuous Planning.  It is recommended that the Trustees and the Zoning Commission evaluate progress on the township plan on a regular basis.  A brief time set aside annually could be devoted to a discussion of the significant planning progress made during the past year, significant changes which might necessitate an update to the plan.

RESOURCE PROTECTION TASKS

Protection of the township’s natural resources have been a high priority for many years.  Residents participating in preparation of this plan have urged continued attention to these issues.  The following actions are recommended.

Data about Resources.  The more data available about the resource preservation targets, the better the township will be best able to justify its actions in protecting them.  It is suggested the township obtain and make use of the most current available information regarding wetlands, floodplains, critical habitat, and historic resources.  The GIS capabilities which the township is developing in coordination with the county may facilitate more sophisticated environmental evaluations in the future as data and mapping resources increase.

Groundwater Review.  It is suggested a study be made of the hydrology, quantity, and quality of the groundwater in Munson Township.  It is suggested the groundwater be reviewed periodically and the zoning regulations reconciled to changing conditions.

Riparian Corridor Legislation.  Protection of the river and stream corridors in Munson Township is a high priority of residents.  The authority of Ohio townships to regulate in these areas is being investigated and tested by several organizations.  Given the importance of the Chagrin River Watershed, it is suggested the township work to stay informed about legal and technological changes relating to riparian buffers and flood plain protection.  Geauga County currently has floodplain regulations in effect that were adopted in accordance with the National Flood Insurance Program.

Local Legislation for Erosion and Sediment Controls.  The township has adopted local erosion and sediment controls to regulate development on properties of less than five acres.   (Five acres and over is already regulated by Geauga SWCD).  It is suggested that effective implementation of these regulations may require additional personnel costs for training, inspections, and enforcement.  It is suggested the township enter into a memorandum of understanding with the Geauga SWCD to assist in this regard.

Resource Preservation Targets.  It is suggested the list of resource preservation targets prepared for this plan be expanded as resources are brought to the attention of the township.  “Maintenance” of the list could become a task for the proposed Munson Trust given that protection of some of the listed targets will be among the trust’s responsibilities.  It is likely that expansion of the target list will include locations in the following categories:

· Wetlands

· Floodplains

· Historic Resources

· Scenic Views

· Steep Slopes

· Riparian Areas

· Tree Canopy/Vegetation

· Environmentally Sensitive Habitats

Coordination with Geauga Park District.  It is suggested the township present this plan to the Geauga Park District and request their assistance in developing the parks and preserves and the Chagrin River Corridor concept.  The Geauga Park District has resources in terms of technical skills and legal authorities to help to achieve this concept.  The Geauga Park District is already an important property owner in the township and will be interested in the effect this plan may have on its properties.

Munson Trust.  It is recommended that the township identify an existing land trust, or promote the creation of a new local land trust as a non-profit partner for the township with the purpose of pursuing the preservation of the resource preservation targets and other activities which contribute to the implementation of this plan. Such a trust would be a locally-controlled organization with the capacity to hold and enforce the open space protection easements which will be necessary to implement the single family conservation development concept.  The trust could also maintain and update the resource preservation targets list, participate in protection of the targets, assist the township with recommended environmental education activities, and other related programs.

A local trust could initiate aggressive local efforts to obtain conservation easements in key resource areas.   It could establish a fund to acquire preservation rights or fee simple ownership in selected areas.

Education.  As noted in the ACRT Environmental Report, education of local residents about the resources of the township is an important step in raising the level of awareness and appreciation precedent to actual preservation.  It is suggested the township raise local awareness about at least the following important resources:

· Surface Water 

· Groundwater/Aquifers

· Septic System Maintenance

· Wetlands

· Floodplains

· Woodlands

· Riparian Areas

· Critical Habitat

It is suggested special attention be given to educating the home-owning public about the importance of protecting surface and groundwater resources from pollution and about maintenance of septic systems. A number of educational activities could be undertaken.  Distribution of copies of the plan to local schools and libraries will make it available for more readers as will publishing the plan on the Township web site.  The resource preservation map could be distributed to local schools to encourage awareness of the resources.  Identification signs could be posted at selected “resource sites” such as at the road crossings of streams and rivers and at historic sites.

TRANSPORTATION TASKS

As noted in the data and analysis section of this document, the roads which serve Munson Township are maintained by three levels of government:  the State of Ohio (Ohio Department of Transportation or ODOT), Geauga County (the Geauga County Engineer), and the township itself.  As a result, the township has varying levels of influence and control over the maintenance, improvement, and operation of different roads.  Different strategies, as reflected below, are therefore necessary and appropriate for the township in taking action to ensure that these roads meet the community’s needs.
Subdivision Review.  It is recommended that the township aggressively communicate policies and preferences regarding new roads, particularly as they are established in this plan (see “The Future of Township Roads” in the transportation section of Chapter IV), to the County Planning Commission.  This will enable the commission to exercise its subdivision review authority in a manner which recognizes and supports the township’s plan.

Access Management.  It is suggested the township, in cooperation with the County Engineer and ODOT, consider preparing access management plans for key highway areas where future development may severely impact the function of the highway and the accessibility of the frontage properties.  These plans identify existing and anticipated future points of access (curb cuts and street intersections), evaluate the types and volumes of traffic in those locations, and determine the optimal locations and configurations of those points of access and other improvements.

While it is apparent that the township has little authority over access to state and county highways, the concept of local access management plans is gaining acceptance in Ohio, including the support and encouragement of some ODOT districts.  It is suggested the township refer to the State Highway Access Manual (ODOT, 1998), which details state standards for access design and permitting and provides for the development of local access management plans.   While not yet adopted by all ODOT District Offices, the manual clearly signals ODOT’s intent to take local access plans into account to the extent that they do not conflict with state and regional needs.  It is probable that the County Engineer will also take local access management plans into consideration when approving driveways or improving county roads.  It is important to prepare access management plans in close coordination with ODOT and the County Engineer to encourage their support and cooperation in implementation.

Local access management plans will serve as important guidelines for property owners.  It is suggested the township’s planned points of access contribute to more efficient access for all properties in the area.  Referring to the plans will enable owners to be aware of the driveway configurations which will be acceptable to the township, the County Engineer and ODOT.

Rural Character Roads.  The preservation and enhancement of rural character roads will require careful consideration.   It must be recognized that traffic volumes will increase on most local roads over time and that those increased volumes will require improvements.  It is suggested some level of change, therefore, be anticipated on the existing “country or rural character roads,” particularly as they become the collector routes for more and more new subdivisions.  It is suggested proposed rural character roads be evaluated to identify the key rural character features, to identify high hazard or high maintenance areas, to project future traffic demands, and to identify design alternatives that may promote preservation while addressing the critical problems. 

Auburn Road.  Increased traffic on Auburn Road which could result from new or altered traffic facilities and patterns in Chardon City and Chardon Township would have a significant impact on the Auburn Road residential areas in Munson and upon roads connecting to Auburn Road.  It is suggested the township take action to protect the interests of the township and of its residents.  It is suggested the township initiate contact with Chardon City, Chardon Township, the County Engineer, County Commissioners, and/or ODOT when any proposed bypass or alternative affecting Auburn Road is discussed.  It is suggested the township press for a full evaluation of the traffic impacts of such a proposal upon the entire affected area of the county, particularly in Munson.  It is suggested these impacts be an important element in evaluating the costs and benefits of any alternative.  Review and amendment of the plan relative to the Auburn Road area may be warranted.

LAND USE AND FISCAL MANAGEMENT

The projected growth in population, housing, new developments, and new roadways will create new demands for public services and facilities.  These changes will increase the local tax base and also increase township expenses.  The township will be challenged to maintain the balance between public demands and public revenues, particularly since residential real estate taxes have traditionally been and will continue to be the core of the tax base.  In preparing this plan, attention has been given to recommending a land use pattern which includes the future development of non-residential tax base resources.  

It may be appropriate in the near future for the Township Trustees to undertake studies and practices which will address in greater detail the specific relationships among the changing land use and development conditions of the township, the costs of facilities and services, and the revenues generated from the tax base.

Tax Base Study.  The township may benefit from a specific study of the levels of revenue generated by the various land uses and the costs of the services provided to these areas.  Models such as  “The Cost of Community Services in Auburn Township, Geauga County, Ohio” may be used as a guide.

Promote Industrial and Commercial Tax Base.  It is suggested the township encourage quality development in the industrial and commercial areas recommended in this plan.  The planned locations of these areas are designed to minimize impacts on the predominantly residential and rural township, but their tax base impacts can be significant.
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