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9676 E. Foundry St, PO Box 219 

East Liberty, Ohio 43319 
• Phone: 937-666-3431 • Fax: 937-666-6203  

• Email: luc-rpc@lucplanning.com • Web:  www.lucplanning.com  

 
Zoning & Subdivision Committee 
Thursday, January 12, 2017, 12:30 pm 

 
 
 Minutes from last meeting of December 8, 2016 
 

1. Review of GPN-5 Phase 4 Final Plat (Union County) – Staff Report by Brad 
Bodenmiller 
 

2. Review of GPN-5 Phase 5 Final Plat (Union County) – Staff Report by Brad 
Bodenmiller 
 

3. Review of Parcel Amendment PUD (Union County) – Rezoning of parcel number 
1500190220000 (12.22 acres) from Local Retail (LR) District to Planned 
Development (PD) District - Staff Report by Brad Bodenmiller 
 
 

Members:         
 Tyler Bumbalough – City of Urbana Engineer 

Scott Coleman – Logan County Engineer 
 Weston R. Dodds – City of Bellefontaine Code Enforcement 

Chad Flowers – City of Marysville Planning 
Charles Hall – Union County Commissioner 

 Steve McCall – Champaign County Engineer 
 Bill Narducci – Union County Engineer’s Office 
 Vince Papsidero – City of Dublin Planning Director 
 Tom Scheiderer – Jefferson & Zane Township Zoning Inspector 
 Jeff Stauch – Union County Engineer 
 Robert A. Yoder – North Lewisburg Administrator 
 Dave Gulden – LUC  
 Heather Martin – LUC 
 Brad Bodenmiller – LUC 
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Logan-Union-Champaign 
regional planning commission 

 

Staff Report – The Courtyards at Jerome Village AKA GPN-5 P4 
 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee on 

01-12-2017 

Applicant:  

Epcon Jerome, LLC. 
c/o Todd Pomorski 

500 Stonehenge Parkway 
Dublin, OH 43017 

tpomorski@epconcommunities.com 
 

Terrain Evolution, Inc. 
c/o Justin Wollenberg PE 

720 East Broad Street, Suite 203 
Columbus, OH 43215 

jwollenberg@terrainevolution.com 
 

Request:  

Approval of The Courtyards at Jerome Village, Phase 4 AKA 
Glacier Park Neighborhood, Section 5 (GPN-5), Phase 4 – 
Final Plat. 
 

Location:  

Located in the northwest corner of the intersection of 
Hyland-Croy Road and Ryan Parkway in Jerome Township, 
Union County. 
 

  
Staff Analysis:  

This Final Plat involves 0.722 acres of land and proposes 12 
single-family residential lots. 
 

Acreages: 
o 0.123 acres in private right-of-way 
o 0.599 acres in single-family residential lots 
o 0.00 acres in open space 

 

Proposed utilities: 
o City of Marysville public water service 
o Eversole Run Sewer District collection and City of 

Marysville public treatment 
 

Preliminary Plat: 
o The Preliminary Plat was approved on 03-10-16. It 

was shown as three phases. However, this Final Plat is 
only a portion of Phase 1 and 3. 

 

 Union County Engineer’s Office  
o The Engineer’s Office submitted comments in a letter 

dated 01-05-17. The Engineer’s Office did not 
recommend approval, but felt its comments could be 
addressed by the 01-12-17 LUC meetings. The 
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For Consideration by LUC Regional Planning Commission Executive Committee on 

01-12-2017 

Engineer’s Office reported that the Construction 
Drawings were approved and a performance bond is 
pending a decision by the Commissioners. Comments 
from the Engineer’s Office are below: 
1. We have been working with the development team 

to establish an equitable process to determine 
developer contributions for offsite traffic 
improvements caused by the Jerome Village 
development. Recently, we finalized an 
infrastructure agreement detailing the total 
monetary contribution, intersections involved, 
eligible geographical area where these funds can 
be spent, etc. The signing of this agreement and 
subsequent contribution by the developer serve to 
resolve the concerns regarding developer 
responsibility for traffic generated by the Jerome 
Village development at offsite intersections. 

2. The open space labels on the plat do not match 
that of the construction documents. It appears 
that the labeling designation begins with the first 
phase platted, which does not correspond with the 
plans. Because this is not the first phase platted 
and the previous phases have already been platted 
using this revised labeling, we recommend 
continuing this practice for this and future plats of 
the Courtyards for consistency. 

3. Sheet 2: The adjacent phase adjoiner information 
should include that the referenced phase was 
amended. 

 

 Union County Soil & Water Conservation District 
o No comments received as of 01-05-17. 

 

 Union County Health Department 
o No comments received as of 01-05-17. Standard 

comments from the Health Department are below: 
1. “All efforts should be made to provide a point of 

connection (via easements and/or service lines) to 
both water and sewer to any adjacent home, 
business, or any other facility that is serviced by a 
private water system (PWS) and/or sewage 
treatment system (SWS).” 

2. Any home, business, or other structure that is 
currently being serviced by a private sewage 
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For Consideration by LUC Regional Planning Commission Executive Committee on 

01-12-2017 

treatment system (STS) and ends up being 
situated within 200’ of a sanitary sewer easement, 
shall be brought to the attention of the Union 
County Health Department.” 

3. “If at any at time during development of the 
subdivision a private water system (PWS) (well, 
cistern, etc.) or sewage treatment system (STS) is 
found, our office shall be immediately contacted 
for inspection. Proper permitting must be 
obtained for sealing and/or abandonment of a 
private water system (PWS) and sewage treatment 
system (STS).” 

 

 City of Marysville 
o In an email dated 01-05-17, Marysville advised the 

infrastructure within this phase is privately 
maintained. Therefore, it had no comments. 

 

 Jerome Township 
o The Township submitted comments in a letter dated 

01-05-17. The zoning office advised it had no 
comments regarding the plat and raised no issues in 
regards to its pending approval. 

 

 ODOT District 6 
o In an email dated 01-04-17, District 6 advised it had 

no comments. 
 

 Union Rural Electric 
o URE submitted comments in a letter dated 01-05-17. 

The noted language for utility easements is acceptable 
and the utility easement dimensions match the 
development agreement and are acceptable. 

 

 LUC Regional Planning Commission 
1. Sheet 2: Add street name (Calla Lily Way) and private 

right-of-way width (§323, 5.). 
2. A letter from the County Engineer verifying all 

required improvements have been installed and 
approved by the proper officials or agencies, or 
verifying a bond or other surety, approved by the 
County Commissioners and their legal counsel, has 
been furnished assuring installation of the required 
improvements” (§324, 2.; §326; §330). 
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01-12-2017 

  
Staff 

Recommendations: 

 

Staff recommends DENIAL of The Courtyards at Jerome 
Village, Phase 4 AKA Glacier Park Neighborhood, Section 5 
(GPN-5), Phase 4 – Final Plat. Although the minor technical 
items included in this staff report could be incorporated into 
the Final Plat Mylar for the 01-12-17 LUC meetings, 
confirmation of approval of the outstanding bond or other 
surety is required (§324, 2.; §326; §330) before staff is 
comfortable recommending otherwise. 

  

  
Z&S Committee 

Recommendations: 
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Application for Final Plat Approval 
 

Date:      

  

Name of Subdivision:  

     Section/Phase:  Block  

Location:  

     Township:  Military Survey:  

     Complete Parcel(s) Identification Number (PIN):  

    

Has a Preliminary Plat been approved for this subdivision?: Yes  No  Date:  

  

Name of Applicant:  

    Address:  

    City:  State:  Zip:  

    Phone:  Fax:  Email:  

  

Name of Owner of property to be subdivided:  

    Address:  

    City:  State:  Zip:  

    Phone:  Fax:  Email:  

  

Name of Applicant’s Surveyor or Engineer:  

    Address:  

    City:  State:  Zip:  

    Phone:  Fax:  Email:  

  

    Proposed Acreage to be Subdivided:  

  

    Current Zoning Classification:  

  

    Proposed Zoning Changes:  

  

    Proposed Land Use:  

 

Development Characteristics 
Acreage w/in Approved Preliminary Plat:  Acres 

   

Acreage w/in Section and/or Block:  Acres 

  

Number of APPROVED lots from Preliminary Plat  

mailto:luc-rpc@lucplanning.com
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Number of Lots PROPOSED w/in this Section:  

  

Number of APPROVED units from Preliminary Plat:  

  

Number of Units PROPOSED w/in this Section:  

     

Typical Lot Width:  Feet Typical Lot Area:  

     

Single Family Units:  Sq. ft Multi-Family Units:  

  

Acreage to be devoted to recreation, parks or open space:  

  

Recreation facilities to be provided:  

  

Approved method of Supplying Water Service:  

  

Approved method of Sanitary Waste Disposal:  

  

Were any Requests for Variance(s) from the Subdivision Regulations approved by the 

County Commissioners? 
 

  

Construction improvements have achieved satisfactory completion and has been Certified 

by the County Engineer in accordance with Section 326 and 330 of the Subdivision 

Regulation?  If no, continue to next question.  

 

  

If no to the above question, please submit a Performance Bond in accordance with the 

following: 

 

Has estimated construction cost been submitted by the responsible design engineer?  

Has estimated construction cost been approved by the County Engineer?  

Bond has been submitted to County Engineer?  

Bond approved by County Commissioners?  

 

For Official Use 

Date filed:  Filing Fee:  
  

Date of Meeting of Planning Commission:  
  

Action by Planning Commission:  
  

        If rejected, reason(s) for:  
 

mailto:luc-rpc@lucplanning.com
http://www.lucplanning.com/
CKeaton
Text Box
see attached
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Final Plat Review Checklist 
 

# Required Item Description Have Need 

0 
Drawn at a scale not less than 1:100 and shall be on one or more sheets 24" X 36"; 
drawn in India ink or photographically reproduced on Mylar or other materials of equal 
permanence. 

    

1 
Name of the Subdivision, location by section, range or township, or Virginia Military 
Survey (VMS) number; date, north point, written and graphic scale and acreage.     

2 
Names and addresses of the subdivider and the professional surveyor who prepared 
the Final Plat     

3 Plat boundaries, based on accurate traverse, with directional and lineal dimensions.     

4 
Bearings and distances to nearest established street lines or other recognized 
permanent monuments.     

5 
Exact locations, right-of-way widths, and names of all streets within and adjoining the 
plat; building setback lines.     

6 
Radii, internal angles, points of curvature, tangent bearings, lengths of arcs, and lengths 
and bearings of chords.     

7 
All easements and rights-of-ways provided for public services or utilities.  All plats shall 
contain a restriction that no permanent structures or plantings, etc. shall be permitted 
in the easement areas.     

8 
All lot numbers and lines with accurate dimensions in feet and hundredths.  House 
numbers may be required to be shown.     

9 

Accurate location and description of all monuments.  The plat shall clearly indicate 
which monuments are in place at the time of certification of the Final Plat by the 
surveyor.  The plat shall also clearly indicate which monuments will be placed, if any, 
after construction of the improvements and before the completion date.     

10 
Accurate outlines of areas to be dedicated or reserved for public use, or any area to be 
reserved for common uses of all property owners.     

11 
The limits of all Flood Hazard Areas (show the FEMA map number and date).  Base 
Flood Elevations and minimum first floor elevations shall be shown for all lots located 
within Flood Hazard Areas.     

12 
Certain restrictions and covenants the subdivider intends to include in the deeds to the 
lots in the subdivision including any restrictions required by the County.     

13 

Certification by a professional surveyor to the effect that the plat represents an actual 
field survey performed by him; that all dimensional details are correct, and that the 
monuments shown thereon were or will be placed by the established completion date 
or prior to the sale of each lot, whichever occurs first (See Section 326).     

14 
Notarized certification by the owner or owners of the authorization of the plat and the 
dedication of streets and other public areas.     

mailto:luc-rpc@lucplanning.com
http://www.lucplanning.com/
CKeaton
Text Box
N/A
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15 
A vicinity map at a scale of generally not more than six thousand feet to an inch 
(6,000:1) shall be shown on, or shall accompany the Final Plat.     

16 
If a zoning change or variance is involved, a letter from the Township Zoning Inspector 
shall be required indicating that the change or variance has been approved and is in 
effect.     

17 

A letter from the County Engineer shall be required showing that all required 
improvements have been either installed and approved by the proper officials or 
agencies, or that a bond or other surety has been furnished assuring installation of the 
required improvements.     

18 
Written certification from the Board of County Commissioners for operation and 
maintenance of the wastewater or water treatment plant, if applicable.     

19 
Certification by a registered surveyor to the effect that the plat represents a survey 
completed by the surveyor and that the monuments shown thereon exist as located in 
all dimensional details are correct.     

20 
A notarized acknowledgement of all owners and lien holders to the plat and its 
restrictions including dedication to the public uses of streets, alleys, parks and other 
spaces shown thereon and granting required easements.     

21 

Approval and acceptance clause for the signatures of a representative of the Logan-
Union-Champaign County Regional Planning Commission, the County Engineer, the 
County Health Department, the Board of County Commissioners, the County Auditor, 
the County Recorder, and a representative of the Township Trustees in which the 
subdivision is located.     

22 
Final Plat Fees:  Payment/Check made out to LUC Regional Planning Commission, 
based on the current fee schedule.     

 

mailto:luc-rpc@lucplanning.com
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Staff Report – The Courtyards at Jerome Village AKA GPN-5 P5 
 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee on 

01-12-2017 

Applicant:  

Epcon Jerome, LLC. 
c/o Todd Pomorski 

500 Stonehenge Parkway 
Dublin, OH 43017 

tpomorski@epconcommunities.com 
 

Terrain Evolution, Inc. 
c/o Justin Wollenberg PE 

720 East Broad Street, Suite 203 
Columbus, OH 43215 

jwollenberg@terrainevolution.com 
 

Request:  

Approval of The Courtyards at Jerome Village, Phase 5 AKA 
Glacier Park Neighborhood, Section 5 (GPN-5), Phase 5 – 
Final Plat. 
 

Location:  

Located in the northwest corner of the intersection of 
Hyland-Croy Road and Ryan Parkway in Jerome Township, 
Union County. 
 

  
Staff Analysis:  

This Final Plat involves 1.832 acres of land and proposes 12 
multi-family residential lots (6 dwellings anticipated). 
 

Acreages: 
o 0.524 acres in private right-of-way 
o 1.161 acres in multi-family residential lots 
o 0.147 acres in open space 

 

Proposed utilities: 
o City of Marysville public water service 
o Eversole Run Sewer District collection and City of 

Marysville public treatment 
 

Preliminary Plat: 
o The Preliminary Plat was approved on 03-10-16. It 

was shown as three phases. However, this Final Plat is 
only a portion of Phase 1 and 3. 

 

 Union County Engineer’s Office  
o The Engineer’s Office submitted comments in a letter 

dated 01-05-17. The Engineer’s Office did not 
recommend approval, but felt its comments could be 
addressed by the 01-12-17 LUC meetings. The 
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Engineer’s Office reported that the Construction 
Drawings were approved and a performance bond is 
pending a decision by the Commissioners. Comments 
from the Engineer’s Office are below: 
1. We have been working with the development team 

to establish an equitable process to determine 
developer contributions for offsite traffic 
improvements caused by the Jerome Village 
development. Recently, we finalized an 
infrastructure agreement detailing the total 
monetary contribution, intersections involved, 
eligible geographical area where these funds can 
be spent, etc. The signing of this agreement and 
subsequent contribution by the developer serve to 
resolve the concerns regarding developer 
responsibility for traffic generated by the Jerome 
Village development at offsite intersections. 

2. Sheet 2: The Phase 1 adjoiner information should 
include that the referenced phase was amended. 

3. Sheet 2: Remove references to the residual acreage 
to the west of this phase (8.242 acres) and replace 
with “Future Phase”. This annotation is shown in 
several areas; west of lot 1423, within lots 1430 
and 1431 and west of lot 1432. 

4. Sheet 2: Add a “Future Phase” label east of the 
phase boundary (near lot 1484). 

5. Sheet 2: Label the open space with the proper 
designation and add the acreage to correspond 
with that shown on the development summary on 
Sheet 1. 

6. Sheet 2: There are two property owners north of 
this development, but only one is labeled. Please 
add Daniel J. Minor, Trustee and the existing 
property line separating that parcel from the 
Rueger parcel. 

7. Sheet 2: Add a distance from the proposed 
property pin and rear lot line of lot 1437. This 
should be 74.00’. 

 

 Union County Soil & Water Conservation District 
o No comments received as of 01-05-17. 
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 Union County Health Department 
o No comments received as of 01-05-17. Standard 

comments from the Health Department are below: 
1. “All efforts should be made to provide a point of 

connection (via easements and/or service lines) to 
both water and sewer to any adjacent home, 
business, or any other facility that is serviced by a 
private water system (PWS) and/or sewage 
treatment system (SWS).” 

2. Any home, business, or other structure that is 
currently being serviced by a private sewage 
treatment system (STS) and ends up being 
situated within 200’ of a sanitary sewer easement, 
shall be brought to the attention of the Union 
County Health Department.” 

3. “If at any at time during development of the 
subdivision a private water system (PWS) (well, 
cistern, etc.) or sewage treatment system (STS) is 
found, our office shall be immediately contacted 
for inspection. Proper permitting must be 
obtained for sealing and/or abandonment of a 
private water system (PWS) and sewage treatment 
system (STS).” 

 

 City of Marysville 
o In an email dated 01-05-17, Marysville advised the 

infrastructure within this phase is privately 
maintained. Therefore, it had no comments. 

 

 Jerome Township 
o The Township submitted comments in a letter dated 

01-05-17. The zoning office advised it had no 
comments regarding the plat and raised no issues in 
regards to its pending approval. 

 

 ODOT District 6 
o In an email dated 01-04-17, District 6 advised it had 

no comments. 
 

 Union Rural Electric 
o URE submitted comments in a letter dated 01-05-17. 

The noted language for utility easements is acceptable 
and the utility easement dimensions closely matches 
the development agreement and are acceptable. 
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 LUC Regional Planning Commission 
1. Sheet 1: Define “DOS” on Title Sheet (§323, 10.). 
2. A letter from the County Engineer verifying all 

required improvements have been installed and 
approved by the proper officials or agencies, or 
verifying a bond or other surety, approved by the 
County Commissioners and their legal counsel, has 
been furnished assuring installation of the required 
improvements” (§324, 2.; §326; §330). 

 

  
Staff 

Recommendations: 

 

Staff recommends DENIAL of The Courtyards at Jerome 
Village, Phase 5 AKA Glacier Park Neighborhood, Section 5 
(GPN-5), Phase 5 – Final Plat. Although the minor technical 
items included in this staff report could be incorporated into 
the Final Plat Mylar for the 01-12-17 LUC meetings, 
confirmation of approval of the outstanding bond or other 
surety is required (§324, 2.; §326; §330) before staff is 
comfortable recommending otherwise. 

  

  
Z&S Committee 

Recommendations: 
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Application for Final Plat Approval 
 

Date:      

  

Name of Subdivision:  

     Section/Phase:  Block  

Location:  

     Township:  Military Survey:  

     Complete Parcel(s) Identification Number (PIN):  

    

Has a Preliminary Plat been approved for this subdivision?: Yes  No  Date:  

  

Name of Applicant:  

    Address:  

    City:  State:  Zip:  

    Phone:  Fax:  Email:  

  

Name of Owner of property to be subdivided:  

    Address:  

    City:  State:  Zip:  

    Phone:  Fax:  Email:  

  

Name of Applicant’s Surveyor or Engineer:  

    Address:  

    City:  State:  Zip:  

    Phone:  Fax:  Email:  

  

    Proposed Acreage to be Subdivided:  

  

    Current Zoning Classification:  

  

    Proposed Zoning Changes:  

  

    Proposed Land Use:  

 

Development Characteristics 
Acreage w/in Approved Preliminary Plat:  Acres 

   

Acreage w/in Section and/or Block:  Acres 

  

Number of APPROVED lots from Preliminary Plat  

mailto:luc-rpc@lucplanning.com
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Number of Lots PROPOSED w/in this Section:  

  

Number of APPROVED units from Preliminary Plat:  

  

Number of Units PROPOSED w/in this Section:  

     

Typical Lot Width:  Feet Typical Lot Area:  

     

Single Family Units:  Sq. ft Multi-Family Units:  

  

Acreage to be devoted to recreation, parks or open space:  

  

Recreation facilities to be provided:  

  

Approved method of Supplying Water Service:  

  

Approved method of Sanitary Waste Disposal:  

  

Were any Requests for Variance(s) from the Subdivision Regulations approved by the 

County Commissioners? 
 

  

Construction improvements have achieved satisfactory completion and has been Certified 

by the County Engineer in accordance with Section 326 and 330 of the Subdivision 

Regulation?  If no, continue to next question.  

 

  

If no to the above question, please submit a Performance Bond in accordance with the 

following: 

 

Has estimated construction cost been submitted by the responsible design engineer?  

Has estimated construction cost been approved by the County Engineer?  

Bond has been submitted to County Engineer?  

Bond approved by County Commissioners?  

 

For Official Use 

Date filed:  Filing Fee:  
  

Date of Meeting of Planning Commission:  
  

Action by Planning Commission:  
  

        If rejected, reason(s) for:  
 

mailto:luc-rpc@lucplanning.com
http://www.lucplanning.com/
CKeaton
Text Box
see attached
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Final Plat Review Checklist 
 

# Required Item Description Have Need 

0 
Drawn at a scale not less than 1:100 and shall be on one or more sheets 24" X 36"; 
drawn in India ink or photographically reproduced on Mylar or other materials of equal 
permanence. 

    

1 
Name of the Subdivision, location by section, range or township, or Virginia Military 
Survey (VMS) number; date, north point, written and graphic scale and acreage.     

2 
Names and addresses of the subdivider and the professional surveyor who prepared 
the Final Plat     

3 Plat boundaries, based on accurate traverse, with directional and lineal dimensions.     

4 
Bearings and distances to nearest established street lines or other recognized 
permanent monuments.     

5 
Exact locations, right-of-way widths, and names of all streets within and adjoining the 
plat; building setback lines.     

6 
Radii, internal angles, points of curvature, tangent bearings, lengths of arcs, and lengths 
and bearings of chords.     

7 
All easements and rights-of-ways provided for public services or utilities.  All plats shall 
contain a restriction that no permanent structures or plantings, etc. shall be permitted 
in the easement areas.     

8 
All lot numbers and lines with accurate dimensions in feet and hundredths.  House 
numbers may be required to be shown.     

9 

Accurate location and description of all monuments.  The plat shall clearly indicate 
which monuments are in place at the time of certification of the Final Plat by the 
surveyor.  The plat shall also clearly indicate which monuments will be placed, if any, 
after construction of the improvements and before the completion date.     

10 
Accurate outlines of areas to be dedicated or reserved for public use, or any area to be 
reserved for common uses of all property owners.     

11 
The limits of all Flood Hazard Areas (show the FEMA map number and date).  Base 
Flood Elevations and minimum first floor elevations shall be shown for all lots located 
within Flood Hazard Areas.     

12 
Certain restrictions and covenants the subdivider intends to include in the deeds to the 
lots in the subdivision including any restrictions required by the County.     

13 

Certification by a professional surveyor to the effect that the plat represents an actual 
field survey performed by him; that all dimensional details are correct, and that the 
monuments shown thereon were or will be placed by the established completion date 
or prior to the sale of each lot, whichever occurs first (See Section 326).     

14 
Notarized certification by the owner or owners of the authorization of the plat and the 
dedication of streets and other public areas.     

mailto:luc-rpc@lucplanning.com
http://www.lucplanning.com/
CKeaton
Text Box
N/A
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15 
A vicinity map at a scale of generally not more than six thousand feet to an inch 
(6,000:1) shall be shown on, or shall accompany the Final Plat.     

16 
If a zoning change or variance is involved, a letter from the Township Zoning Inspector 
shall be required indicating that the change or variance has been approved and is in 
effect.     

17 

A letter from the County Engineer shall be required showing that all required 
improvements have been either installed and approved by the proper officials or 
agencies, or that a bond or other surety has been furnished assuring installation of the 
required improvements.     

18 
Written certification from the Board of County Commissioners for operation and 
maintenance of the wastewater or water treatment plant, if applicable.     

19 
Certification by a registered surveyor to the effect that the plat represents a survey 
completed by the surveyor and that the monuments shown thereon exist as located in 
all dimensional details are correct.     

20 
A notarized acknowledgement of all owners and lien holders to the plat and its 
restrictions including dedication to the public uses of streets, alleys, parks and other 
spaces shown thereon and granting required easements.     

21 

Approval and acceptance clause for the signatures of a representative of the Logan-
Union-Champaign County Regional Planning Commission, the County Engineer, the 
County Health Department, the Board of County Commissioners, the County Auditor, 
the County Recorder, and a representative of the Township Trustees in which the 
subdivision is located.     

22 
Final Plat Fees:  Payment/Check made out to LUC Regional Planning Commission, 
based on the current fee schedule.     
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Staff Report –Jerome Township Zoning Amendment 
 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee 

01-12-2017 

 

Applicant:  

Phillip Canfield 
363 E. Dominion Boulevard 

Columbus, OH 43214 
greenwayohio@gmail.com 

 

Request:  

Request to rezone parcel number 1500190220000 from 
Local Retail (LR) District to Planned Development (PD) 
District). 
 

Parcel(s) involved: 

 1500190220000 
 

Total acreage: 

 12.22 acres 
 

Acreage proposed to be rezoned: 

 12.22 acres 
 

Existing use: 

 Landscaping company (out of conformity) 
 

Proposed use: 

 AG Subarea – Production and storage of vegetative 
products is primarily intended 

 RU Subarea – Single family only 

 COM/LR Subarea – Land use for service oriented 
practices 

 

Location:  

Located north of Plain City, just north of State Route 736, on 
the west of US Highway 42 in Jerome Township, Union 
County. 
 

  
Staff Analysis:  

Existing Conditions 
The parcel is zoned Local Retail (LR). Adjacent parcels are 
zoned Rural Residential (RU) and Regional Retail (RR). 
There is also nearby Commerce (COM), which is the only one 
of these adjacent or nearby districts where landscaping is 
permitted (as a conditional use). 
 

The site includes large retention ponds, open land, existing 
buildings including an office/residence, and unpaved 

mailto:greenwayohio@gmail.com
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circulation areas. The former use was a dance hall with plans 
for a steakhouse (CEC Due Diligence). 
 

Proposal 
The proposal splits the parcel into three subareas—the 
Agricultural (AG) Subarea, Commerce (COM)/Local Retail 
(LR) Subarea, and Rural Residential (RU) Subarea. 
 

Broadly speaking, conversion of lands from retail to 
agriculture follows the ideals of the Comprehensive Plan, 
which identifies the lower third of the Township as 
Agricultural/Rural. The site is laid-out to preserve existing 
pervious space and the single-family dwelling. It also 
confines the commercial section. However, the Planned 
Development (PD) District requirements are stringent and 
staff feels the proposal should be made consistent with the 
Chapter’s requirements before the Township considers 
approval. This is an important requirement for approval of a 
PD, outlined on page 5-22 of the Zoning Resolution. 
 

AG Subarea 
The Zoning Resolution requires listed uses, defined by their 
customary name or identification, except where they are 
specifically defined or limited in the PD Zoning Text or the 
Zoning Resolution (ZR, pp. 5-19). 
 

The AG Subarea reads, “The production and storage of 
vegetative products is primarily intended. This includes (but 
is not limited to) tree, shrub, flower and grasses, edibles and 
ornamental/seasonal items. Other agricultural needs that 
arrive are permitted as described in the Zoning Resolution.” 
 

Staff feels this is specific enough for future interpretation, 
but recommends language such as “primarily intended” be 
struck from permitted uses. 
 

RU Subarea 
The Zoning Resolution requires listed uses, defined by their 
customary name or identification, except where they are 
specifically defined or limited in the PD Zoning Text or the 
Zoning Resolution (ZR, pp. 5-19). 
 

The RU Subarea permits “single family only.” 
 

This misses important distinctions. Because the PD Zoning 
Text does not establish minimum lot frontage in this Subarea 
and because the PD Zoning Text establishes 1.5 acre 
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minimum lots, the permitted use may be construed to allow 
construction of additional single-family dwellings. The RU 
Subarea also excludes any office component, but the parking 
and loading section of the PD Zoning Text refers to an office 
in the RU Subarea. Although these may be simple 
modifications, they are important distinctions. 
 

COM/LR Subarea 
The Zoning Resolution requires listed uses, defined by their 
customary name or identification, except where they are 
specifically defined or limited in the PD Zoning Text or the 
Zoning Resolution (ZR, pp. 5-19). 
 

The Subarea permitted uses reads, “Land use for service 
oriented practices. Including (but not limited to) landscape 
design and construction, snow removal, bulk goods and 
materials associated with this service style industry. No 
industrial type production is permitted. A retail oriented 
practice is intended for future use within this COM/LR zone. 
This may include (but is not limited to) individual or bulk 
agricultural and landscaping materials such as…” 
 

The terms used are not specifically defined and there is a lot 
of room for interpretation. 
 

Using the Zoning Resolution’s NAICS code format is a 
potential solution. Rather than “land use for service oriented 
practice” and “retail oriented practice,” the PD Zoning Text 
might read 56173 – Landscaping Services, 54132 – 
Landscape Architectural Services, and 44422 Nursery, 
Garden Center, and Farm Supply Stores. 
 

Additional PD Zoning Text Concerns 
Throughout the PD Zoning Text, the phrase “meet the 
requirements of the Zoning Resolution” occurs several times. 
This is confusing because it is unclear what section of the 
Zoning Resolution might apply. For example, there are both 
general lighting standards and district-specific lighting 
standards (ZR, pp. 5-21). Staff recommends specific sections 
of the Zoning Resolution be identified or, even better, 
copy/paste the text from the Zoning Resolution directly into 
the PD Zoning Text.  
 

Features such as density, buildings size requirements, and 
minimum lot requirements are all components required by 
the PD District (ZR, pp. 5-6, 5-17, 5-21). The application does 
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not provide information about building density or total 
square feet, minimum/maximum buildings sizes, or 
complete information about potential future lot splits. For 
example, the PD Zoning Text only specifies frontage for the 
COM/LR Subarea and generally requires a minimum lot area 
of 1.5 acres per Subarea. This causes concern because the PD 
Zoning Text does not address building density, building size, 
or site layout for future needs such as the retail component in 
the COM/LR Subarea. 
 

  
Staff 

Recommendations: 

 

Staff recommends DENIAL of the proposed zoning 
amendment. Although staff is generally in favor with the 
intent, staff recommends the applicant work with the 
Township to revamp the current proposal to ensure the 
development text contains specific permitted uses and is 
consistent with the Zoning Resolution. 
 

  
Z&S Committee 

Recommendations: 
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Archived:Monday, October 31, 2016 1:25:43 PM
From: Bill Narducci
Sent: Monday, October 31, 2016 11:44:13 AM
To:Mark Spagnuolo
Cc: greenwayohio@gmail.com
Subject: 8261 US 42 Plain City
Importance: Normal

Mark,

I spoke with Phil Canfield, who owns the property above and runs a landscaping business on said property.
He expressed his desire to rezone the property to a PUD, with the intent on expanding the business and
potentially adding a retail component sometime in the future.

I appreciate the Township’s cooperation with our office to alert any potential re-zoning applicants of the
requirement of a traffic impact study, or a letter from our office stating that a study is not required. Due to
the fact that this property is serviced by a state route (US 42), the applicant contacted ODOT requesting such
a letter. ODOT communicated to him that they don’t provide letters like that, so the applicant contacted our
office.

After discussing the proposed re-zoning with the property owner, we do not feel that it is a significant enough
traffic generator to warrant a traffic impact study (TIS). In addition, the adjacent major intersection
surrounding this property is also in ODOTs jurisdiction (SR 736), and would not be reviewed or improved by
our staff/funds. Additionally, no public infrastructure (roads) would be constructed as part of this re-zoning.

For the above reasons, please accept this correspondence as clarification from our office that a TIS will not be
required for this particular re-zoning request. If you have any questions, please feel free to contact me.
Thanks

Bill Narducci, P.E.
Engineering Manager

Union County Engineer
233 West 6th St.
Marysville, Ohio 43040
Direct: 937.645.3165
Office: 937.645.3018
Fax: 937.645.3161
http://www.co.union.oh.us/engineer

mailto:bnarducci@co.union.oh.us
mailto:JeromeInspect@aol.com
mailto:greenwayohio@gmail.com
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Zoning & Subdivision Committee 
Thursday, January 12, 2017 

 
The Zoning and Subdivision Committee met in regular session on Thursday, 
January 12, 2017 at 12:31 pm at the LUC East Liberty Office.  Zoning & 
Subdivision Committee Members were in attendance as follows:  Brad 
Bodenmiller, Doug Crabill for Tyler Bumbalough, Wes Dodds, Chad Flowers, 
Dave Gulden, Charles Hall, Heather Martin, Bill Narducci, Vince Papsidero, 
and Andy Yoder.  Absent members were Scott Coleman, Steve McCall, Tom 
Scheiderer, and Jeff Stauch. 
 
Guests included:  Jeremy Burrey, Union Soil and Water; Todd Pomorski, 
Epcon, Inc; Mark Spagnuolo, Jerome Township Zoning Inspector; Justin 
Wollenberg, Terrain Evolution; Adam Moore, City of Urbana. 
 
Wes Dodds chaired the Zoning & Subdivision Committee Meeting. 

 
Andy Yoder moved a motion to approve the minutes from the December 8, 
2016 meeting as written and Charles Hall seconded.   All in favor.   

 
1. Review of GPN-5 Phase 4 Final Plat (Union County) – Staff Report by Brad 

Bodenmiller 
o Bill Narducci moved a motion to recommend approval of the GPN-5 

Phase 4 Final Plat in accordance with staff and reviewing agency 
comments and Andy Yoder seconded.  All in favor. 
 

2. Review of GPN-5 Phase 5 Final Plat (Union County) – Staff Report by Brad 
Bodenmiller 
o Charles Hall moved a motion to recommend approval of the GPN-5 

Phase 5 Final Plat in accordance with staff and reviewing agency 
comments and Bill Narducci seconded.  All in favor. 

 
3. Review of Parcel Amendment PUD (Union County) – Rezoning of parcel 

number 1500190220000 (12.22 acres) from Local Retail (LR) District to 
Planned Development (PD) District - Staff Report by Brad Bodenmiller 
o Wes – I’m curious how this came about since it’s an existing non-

conformity, did the township ask for it? 
 Mark – I think they purchased the property and started doing 

what they were doing.  The previous zoning inspector let them 
know they’d have to get the property zoned correctly; this was 
the direction that the previous zoning inspector gave. 

o Wes – Is it proposed as a PD because of the many uses? 

mailto:luc-rpc@lucplanning.com
http://www.lucplanning.com/
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 Mark – Correct. 
 Brad – That’s one example of the problems with the proposed 

zoning text. I think they plan to use the existing residence for 
residential and an office, but the zoning text reads single 
family only. 

o Vince – It makes sense to do this but some of the details are not there 
which doesn’t protect the township. 

o Mark – What I would like, is to bring on a consultant to review this 
application for us at the applicant’s expense.  There is language in our 
Zoning Resolution that allows that. Is that a good option for us? 

 Brad – That’s what your Zoning Resolution says, but I don’t 
know how far-reaching that provision is, or if it’s enforceable. I 
think it’s something you need to speak with your legal counsel 
about. 

o Charles – We’re just making a recommendation with the information 
supplied to us.  It’s still up to the township and they’re going to do what 
they want to do.  I agree with what they’re going to do. 

o Charles Hall moved a motion to recommend approval with 
modifications to incorporate staff comments of the Jerome Township 
Parcel Amendment and Vince Papsidero seconded.  All in favor. 

 
The Zoning and Subdivision Committee adjourned at 12:49 pm with Andy 
Yoder moving the motion to adjourn and Charles Hall seconded.  All in favor. 

mailto:luc-rpc@lucplanning.com
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