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Zoning & Subdivision Committee 
Tuesday, October 13, 2016, 12:30 pm 

 
 
 Minutes from last meeting of September 6, 2016 
 

1. Review of Allen Township Parcel Amendment (Union County) – Staff Report by 
Brad Bodenmiller 
 

2. Review of Jerome Township Text Amendment (Union County)– Staff Report by 
Brad Bodenmiller 
 

3. Review of Liberty Township Parcel Amendment (Union County)– 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 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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For Consideration by LUC Regional Planning Commission Executive Committee on 

10-13-2016 

 
 

Jurisdiction: 
 
 
 
 
 

Applicant: 
 
 

 

Allen Township Zoning Commission 
c/o Charlotte Blumenschein, Vice Chair 

16945 Allen Center Road 
Marysville, OH 43040 

(937) 642-9551 
 

Sandmacko, LLC 
c/o David Watkins 

145 E. Rich St. 
Columbus, OH 43215 

(614) 947-8600 
dw@planklaw.com 

 

 

Request: 
 

The Zoning Commission received an application to rezone a 
portion of a 32.119 acre parcel from Professional Services 
District (B-1) to Heavy Retail/Wholesale District (B-3). 
 

Parcel(s) involved: 

 0300070480000 
 

Total acreage: 

 32.119 acres 
 

Acreage proposed to be rezoned: 

 10 acres of the 32.119 acre parcel 
 

Existing use: 

 Agriculture 
 

Proposed use: 

 Trucking contractor (Parking of semi-tractors and 
trailers) 

 

 

Location: 
 

The 10 acre area is the eastern third of the 32.119 acre parcel. 
It fronts Northwest Parkway and is bounded by US Hwy 33 
to its south. 
 

The 32.119 acre parcel is in the northeast corner of the US 
Hwy 33 and Darby-Pottersburg Road interchange. It also has 
frontage on Northwest Parkway. 
 

  

mailto:dw@planklaw.com


Logan-Union-Champaign 
regional planning commission 

 

Staff Report – Allen Township Zoning Amendment 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee on 

10-13-2016 

  
 

Staff Analysis: 
 

Zoning Resolution & Comprehensive Plan 
Generally, the properties between US Hwy 33 and Northwest 
Parkway are intended for development as commercial and 
manufacturing. This is a long-term vision and likely will not 
build-out overnight. 
 

The existing zoning of the entire 32.119 acre parcel is 
Professional Services District (B-1). The adjacent properties 
are zoned Rural District (U-1) and Heavy Manufacturing 
District (M-2). 
 

The B-1 District and the B-3 District have distinctly different 
purposes. The B-1 District is intended for professional 
offices. The B-3 District is intended for heavy retail, 
including uses like auto dealer sales, implement dealers, and 
wholesale retailers. 
 

There are no adjacent Heavy Retail/Wholesale Districts (B-
3). The nearest B-3 District is over 1 mile from the 10 acres 
proposed to be rezoned. 
 

This particular proposal is problematic because it would 
create an isolated, unrelated district. 
 

Zoning Districts 
Reclassifying the B-1 District may have unintended 
consequences that change the uses and character already 
designated for this area. Rezoning does not authorize a single 
use; it authorizes the variety of uses permitted by the 
particular district. The B-3 District is the most intense 
commercial district. The broad range of uses in the B-3 
District may best be located near existing, planned locations.  
 

Further Study 
The Union County Comprehensive Plan acknowledges the 
importance of the US 33 Corridor. This interchange involves 
industries critical to the regional economy, industries that 
have a multiplier effect. 
 

Additionally, fiber optic cable is planned from US Hwy 33 
and Route 161 to TRC in East Liberty. This new condition, 
the availability of fiber, will be a new and significant 
infrastructure change. 
 

This area is already planned, but an analysis—separate from 
this application—could be performed. The analysis could 
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study this interchange and the Northwest Parkway corridor. 
Items the plan might incorporate include a vision statement, 
land use and infrastructure elements, potential impacts from 
the availability of fiber, and an economic study. Any 
recommended reclassification or modification to existing 
permitted and conditional uses would be based on a larger, 
comprehensive rezoning. 
 

  
Staff 

Recommendations: 

 

Staff recommends DENIAL of the proposed zoning 
amendment. The predominant reason being that the 
proposed rezoning would create an isolated, B-3 District 
island, which is unrelated to the purpose of the existing B-1 
District. 
 

  
Z&S Committee 

Recommendations: 
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10-13-2016 

 
 

Jurisdiction: 
 
 
 
 
 

Applicant: 
 
 

 

Jerome Township Zoning Commission 
c/o Anita Nicol 

9777 Industrial Parkway 
Plain City, OH 43064 

(614) 873-4480, ext. 102 
 

Ford & Associates 
c/o Dean Baumgartner 
1500 West First Avenue 

Columbus, OH 43212 
(614) 488-6252 

 

 

Request: 
 

The Zoning Commission received an application to amend 
the existing Dublin Green PUD. The request is to amend the 
PUD Zoning Text. The amendment is regarding “outparcel” 
signage only. 
 

 

Location: 
 

The PUD is located in the northwest corner of State Route 
161 & Industrial Parkway. 
 

  
 

Staff Analysis: 
 

Proposed Changes 
A partial PUD Zoning Text was provided and the changes 
proposed are clouded in red. There are two changes: 

1. Ground signs: “Each outparcel shall be allowed one (1) 
monument sign per right-of-way frontage. The 
distance between outparcel monument signs shall not 
be less than 150 feet, except where monument 
signs are located adjacent to Shopping Center 
access drive from State Route 161 or 
Industrial Parkway.” 

2. Wall signs: “Outparcel buildings shall be permitted 
three (3) on-premise wall signs per building 
tenant. No graphic area shall be larger than 100 
square feet per sign. The total aggregate graphic area 
for all such wall signs shall not exceed two hundred 
(200) square feet per building tenant.” 

 

Ground Sign Change 
Distances between ground signs are depicted on the site plan, 
SD-1.1. The site plan shows the conflict that arises at the curb 
cuts; it’s not possible to locate the signs 150 feet apart. 
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The proposed language is flexible enough that the signs can 
be placed anywhere along the right-of-way frontage, which 
provides flexibility for site visibility. 
 

Staff recommends additional language that is in the spirit of 
§615.07 of the Jerome Township Zoning Resolution, that no 
sign shall be located in such a way that it obstructs the view 
of approaching or intersecting traffic or interferes with the 
visibility or safety of vehicles or pedestrians entering, leaving, 
or crossing a public right-of-way. Language in LUC 
community zoning resolutions that is common is a 
requirement that no obstruction be placed within a triangle 
20-50 feet (the distance varies between jurisdictions) from 
the intersection of intersecting right-of-way lines. In this 
case, it would be the drive and the right-of-way line. 
 

Wall Sign Change 
Examples of this change are provided on the building 
elevations, A-2.1 and A-2.2. 
 

Three (3) on-premise wall signs/two hundred (200) total 
square feet seems large. In the existing text, the maximum 
wall sign size is already one hundred (100) square feet. and 
the text provides restrictions that protect against unusual or 
disproportionate proposals. 
 

  
Staff 

Recommendations: 

 

Staff recommends APPROVAL WITH 
MODIFICATIONS of the proposed PUD Zoning Text 
amendment. Staff recommends additional language in “C. 
Ground signs: 1.” to address visibility at the Shopping Center 
access drives. 
 

  
Z&S Committee 

Recommendations: 
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Jurisdiction: 
 
 
 
 
 
 

Applicant: 
 
 

 

Liberty Township Zoning Commission 
c/o Chad Herriott & Dave Thomas 

PO Box 122 
Raymond, OH 43067 

(937) 246-0264, ext. 2 
(937) 537-0511 

 

Brian & Alisha Owens 
22497 Liberty West Road 

Raymond, OH 43067 
(937) 209-9920 

 

 

Request: 
 

The Zoning Commission received an application to rezone a 
portion of a 14.688 acre parcel from Low Density Residential 
District (R-1) to Local Business District (B-2). 
 

Parcel(s) involved: 

 2200200010010 
 

Total acreage: 

 14.688 acres 
 

Acreage proposed to be rezoned: 

 1.478 acres of the 14.688 acre parcel 
 

Existing use: 

 The application reads, “Vacant, partial agriculture.” 

 Staff noted the 14.688 acres is predominantly 
agriculture and includes a dwelling. 

 

Proposed use: 

 Commercial 
 

 

Location: 
 

The 1.478 acre area is in the northeastern corner of the 
14.688 acre parcel. It fronts US Hwy 347. 
 

The 14.688 acre parcel is on the western edge of Raymond. It 
fronts and is on the south side of US Hwy 347. 
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Staff Analysis: 
 

Zoning Resolution & Comprehensive Plan 
Generally, Raymond can be described in three sections: The 
western and northern thirds are zoned Low Density 
Residential District (R-1) and the eastern third is zoned Local 
Business District (B-2). 
 

The Comprehensive Plan outlines objectives based on 
resident input. 

o Economic Development goals relevant to this request 
include: 1) Control and plan development to specified 
areas to maintain small-town and rural atmosphere. 
2) Expand small and neighborhood 
businesses/services to maintain small-town 
atmosphere. 

o Zoning and Land Use goals relevant to this request 
include: 1) Control and direct growth to preserve rural 
attitude and preserve open land. 2) Encourage 
residential growth in the areas adjacent to and 
surrounding the existing growth centers of Raymond 
and Peoria. 3) Target commercial growth to Raymond 
and Peoria and area immediately surrounding them. 
4) Encourage farmland preservation in Liberty 
Township while at the same time honoring rights of 
farm/property owner. 

 

The western third of Raymond is residential and the density 
transitions to agriculture. Surrounding parcels consist of 
dwellings with yards and open space, pitched roofs, and 
setbacks that increase with distance from Raymond. This 
existing neighborhood cannot be described as commercial—
parking lots, drive-thrus, box buildings, deliveries, etc. Staff 
feels a commercial parcel would be out of character in the 
proposed location. 
 

The U-1 District, R-1 District, and the B-2 District have 
distinctly different purposes. The U-1 District is intended to 
provide land suitable or used for agriculture, conservation, 
very low density residential, and public and quasi-public 
purposes. The R-1 District is intended to provide land for 
single family dwelling units located in a concentrated core 
area, such as this neighborhood in Raymond. The B-2 
District is intended to provide land for retail and service 
establishments offering convenience-type goods and services. 
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Light manufacturing is a conditional use, as some uses may 
make sense. 
 

This particular proposal is problematic because it would 
create an isolated, unrelated district. 
 

Zoning Districts 
Reclassifying the R-1 District may have unintended 
consequences that change the uses and character already 
designated for this area. Rezoning does not authorize a single 
use; it authorizes the variety of uses permitted by the 
particular district. The broad range of uses in the B-2 District 
may best be located near existing, planned locations.  
 

  
Staff 

Recommendations: 

 

Staff recommends DENIAL of the proposed zoning 
amendment. The predominant reason being that the 
proposed rezoning would create an isolated, B-2 District 
island, which is unrelated to the existing neighborhood’s 
character. 
 

  
Z&S Committee 

Recommendations: 
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Zoning & Subdivision Committee 
Thursday, October 13, 2016 

 
The Zoning and Subdivision Committee met in regular session on Thursday, October 13, 
2016 at 12:30 pm at the LUC East Liberty Office.  Zoning & Subdivision Committee 
Members were in attendance as follows:  Brad Bodenmiller, Tyler Bumbalough, Cale 
Jacobs for Scott Coleman, Charles Hall, Chad Flowers, Dave Gulden, Heather Martin, 
Steve McCall, Bill Narducci, Vince Papsidero, Jeff Stauch and Andy Yoder.  Absent 
members include:  Wes Dodds and Tom Scheiderer. 
 
Guests included:  Mark Spagnuolo, Jerome Township Zoning Inspector; Tim Notestine, 
City of Bellefontaine; Adam Moore, City of Urbana; Chris Kessler, Plank Law Firm; 
Ryan Piper, Sandmacko, LLC; Dean Baumgartner, Ford & Associates; Gus Crim, Joseph 
Silken & Co; Alex Phelan, Hurley & Stewart. 
 
Steve McCall chaired the Zoning & Subdivision Committee Meeting. 
 
Andy Yoder moved a motion to approve the minutes from the September 6, 2016 
meeting as written and Charles Hall seconded.   All in favor.   

 
1. Review of Allen Township Parcel Amendment (Union County) – Staff Report by 

Brad Bodenmiller 
o Chad Flowers – What is the use they’re proposing? 

 Chris Kessler – It’s for parking and storage of tractor trailers and 
trucks; it’s more in alignment with manufacturing across the road.  

 Charles Hall – What’s the full purpose? 

 Ryan Piper – The purpose is to park trucks on it.  We want to 
grow, we talked about this parcel, they’re never going to put 
a professional business there.  It’s close to Honda and MLS 
and other people that we work for are right across the street.  
I didn’t want manufacturing because we’re not going to do 
any of that. 

 Charles Hall – What structures are you going to put there? 

 Ryan Piper - The goal is to put a garage on it.  I would 
eventually like to put a building to service my own semis.  I’d 
like to put a fuel tank in there for our trucks only; we’re just 
looking to build our business.  Primarily just to park semis 
and tractor trailers. 

 Chad – Would that use fall in M2? 

 Ryan Piper – Yes it would but it would give us more than we 
need.   

mailto:luc-rpc@lucplanning.com
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 Vince Papsidero – With the fiber coming through and the visibility 
from US33, we would expect high end users to take advantage of 
this area; we’d expect similar uses on the north side of the road. 

 Ryan Piper – We’re not going to screw up traffic, we already drive 
that. 

o Charles Hall – The railroad has some building places above there. 
o Chris Kessler – We have explored other properties but we thought this one 

was the better option. 
o Charles Hall – How much traffic are we talking about? 

 Ryan Piper – We hope to grow to 40 trucks, we’re at 20 now.   
o Jeff Stauch – You talk about having 40 trucks, will they be leaving at the 

same time of day? 
 Ryan Piper – No, we won’t.  We currently run this amount already 

out of our current location. 
o Andy Yoder – What he wants to do is permitted in M2 and is contiguous? 

 Brad Bodenmiller pulled up the zoning code and reviewed what M2 
allows.  

 Tyler Bumbalough – What’s your hesitation to the M2? 

 Chris Kessler - We’d be willing to do M2 but we felt B3 was 
more appropriate. 

o Chad Flowers – When you’re introducing a new use to an area, it opens the 
door for future uses that may not be appropriate for the area.  It’s an 
interchange and typically you see retail in those areas.  With it being next 
to Honda, it’s a sensitive area.  It’s only 10 acres; we’re looking at 
something very small. 

o Dave Gulden – B3 is a heavy traffic use and could open the door to other 
zoning in that district in that amount. 

o Ryan Piper – We already run through that area already. 
o Vince Papsidero – It makes sense in the general area, but it’s the site that 

is the concern. 
o Steve McCall – It makes sense for the site, but it’s about zoning the area 

properly to protect it, which is what zoning does. 
o Ryan Piper – Would it protect the area more if we went M2? 

 Steve McCall – That zoning is already there. 
 Vince Papsidero – Or find a different parcel.  

o Brad Bodenmiller – The comprehensive plan talks about this area being 
commercial but it doesn’t have great explanation about how that the 
transition from B1 to B3 looks. 

o Vince Papsidero – This area has a great opportunity for higher value items 
coming in. 

 Tyler Bumbalough – With the tower brought up, do you foresee 
anything higher value coming in there? 

mailto:luc-rpc@lucplanning.com
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 Vince Papsidero – It shouldn’t keep business away. 

 Brad Bodenmiller – In Fairborn, they have a tower next to 
their commercial and they put a cool sculpture up to 
integrate it.  I don’t think it will be an issue. 

o Andy Yoder – My thought would be to submit the parcel as M2 and leave 
the balance as it is which creates the buffer.   

 Brad Bodenmiller – The township may have trouble doing that.   
 Tyler Bumbalough – Is commercial excluded from the M2 district? 

 Brad Bodenmiller provided the M2 information. 
o Chris Kessler – This portion of the parcel is the least visible due to the 

elevation changes. 
o Charles Hall – Leaving it where it’s at doesn’t preclude that? 

 Brad Bodenmiller – They could change their application to 
something else. 

o Jeff Stauch – Does Allen Township require a traffic impact study? 
 Brad Bodenmiller – Not that I’m aware of. 

o Andy Yoder moved a motion to recommend denial of the Allen Township 
Parcel Amendment in accordance with the staff report and recommended 
that the applicant resubmit for M2 rezoning and suggested the township 
further evaluate the Northwest Parkway corridor and Charles Hall 
seconded.  All in favor. 

 
2. Review of Jerome Township Text Amendment (Union County)– Staff Report by 

Brad Bodenmiller 
o Gus Crim – The issue came up in 2007 regarding the 250 feet, we’re 

running into issues with highway easements and electrical banks where 
we’ve had to juggle those sites.  With the wall signage, it was viewed for 
single tenant buildings but we’re coming in with double tenants.  We need 
to define that more for more flexibility.   

o Vince Papsidero – Does the zoning text also allow awning signs? 
 Gus Crim – I don’t believe it allows awning signs, more blade signs 

are allowed.  Other canopy signs.   
o Charles Hall moved a motion to recommend approval with modifications 

of the Jerome Township Text Amendment in accordance with the staff 
report and Andy Yoder seconded.  All in favor. 

 
3. Review of Liberty Township Parcel Amendment (Union County)– Staff Report by 

Brad Bodenmiller 
o Alex Phelan – We hope to start with changing this zoning to start. 
o Vince Papsidero – Then you’re going to market the property? 

 Alex Phelan – Yes. 

mailto:luc-rpc@lucplanning.com
http://www.lucplanning.com/


Logan-Union-Champaign 
regional planning commission 

 

Director:  Dave Gulden, AICP 
 

 
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  

o Chad Flowers – Have you talked to the other property owners about 
changing their zoning, instead of leapfrogging them to have this property 
zoned? 

o Vince Papsidero – If you want to add commercial development, you add it 
at the edges of existing districts. This is a pretty big jump away from that.  
Does the township have any planned commercial district? 

 Brad Bodenmiller – Besides the existing commercial district, they 
just said they want to limit it to the current area. 

o Charles Hall – Isn’t that outside of the sewer and water area? 
 Bill Narducci – Yes, it is but there is a man hole, so if it would move 

forward we would connect into the system. 
 Alex Phelan – We have a tentative approval to connect to the sewer 

and water. 
 Charles Hall – From who? 

 Bill Narducci – We have given a tentative approval. 
o Jeff Stauch – That would be a benefit to our new sewer system. 
o Chad Flowers – I agree with staff recommendation but looking 

comprehensively at it, about extending the zoning down the street, could 
do an amendment that reflects that as opposed to just doing this one 
property now. 

o Alex Phelan – In their comprehensive plan they do want to expand it. 
o Vince Papsidero – If they want to do it, it needs done comprehensively. 
o Chad Flowers – A future land use map to show that they want to do it.  If 

you don’t have that document, it’s just a statement that you want to 
expand, expand where? 

o Vince Papsidero – This does leapfrog 8-10 houses. 
o Vince Papsidero moved a motion to recommend denial of the Liberty 

Township Parcel Amendment in accordance with the staff report with 
some clarification to the township about rezoning an area 
comprehensively rather than a single, isolated parcel and Chad Flowers 
seconded.  All in favor. 
 

The Zoning and Subdivision Committee adjourned at 1:17 pm with Charles Hall moving 
the motion to adjourn and Andy Yoder seconded.  All in favor. 
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