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Zoning & Subdivision Committee 
Thursday, April 11, 2019 

12:15 pm 

 
▪ Minutes from last meeting of March 14, 2019 

 
1. Glacier Pointe Neighborhood, Section 1 Amended Preliminary Plat (Union County) 

– Staff Report by Brad Bodenmiller 
 

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

 
3. Review of Jerome Township Parcel Amendment – Evergreen Land Company 

(Union County) – Staff Report by Brad Bodenmiller 
 

4. Review of Jerome Township Parcel Amendment – PDC Commerce Park (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/Tammy Noble – City of Dublin Planning  
Tom Scheiderer – Jefferson & Zane Township Zoning Inspector 
Jeff Stauch – Union County Engineer 
Robert A. Yoder – North Lewisburg Administrator 
Brad Bodenmiller – LUC 
Heather Martin – LUC 
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For Consideration by LUC Regional Planning Commission Executive Committee 

04-11-2019 

 

Applicant: 
 

Encore Living 
c/o Jay McIntire 

5743 Snedegar Drive 
New Albany, OH 43054 

 

Terrain Evolution, Inc. 
c/o Justin Wollenberg PE 

720 East Broad Street, Suite 203 
Columbus, OH 43215 

jwollenberg@terrainevolution.com 
 

 

Request: 
 

Approval of the Glacier Pointe, Section 1 – Amended 
Preliminary Plat. 
 

 

Location: 
 

Located north of the point where Mitchell-Dewitt Road 
crosses over US Hwy 33 in Jerome Township, Union County. 
 

  
 

Staff Analysis: 
 

This Amended Preliminary Plat involves 49.218 acres of land 
and 79 single-family residential lots. The amendment shifts 
29 lots and eliminates 1 lot (lots 13-42), adds open space at 
Coleman Drive, slightly shifts the alignment in Coleman 
Drive, extends Glacier Pointe Drive 150’ north, and shifts the 
alignment in Glacier Pointe Drive to avoid a wetland.  
 

Acreages: 
o 7.815 acres of right-of-way (1.179 acres existing + 

6.636 acres proposed) 
o 14.833 acres of single-family residential lots 
o 26.570 acres of open space 

 

Proposed utilities: 
o City of Marysville public water system 
o City of Marysville public sanitary waste treatment 

 

Preliminary Plat: 
o The Preliminary Plat was originally approved 09-13-

18. 
 

• Union County Engineer’s Office  
o The County submitted comments as part of the 09-13-

18 review. In addition to those comments, the 
Engineer’s Office submitted a comment in an email 
dated 04-05-19: 
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1. The lengthening of Glacier Pointe Drive has 
resulted in the temporary dead-end length of the 
roadway to exceed 200’. The County recommends 
the developer construct the roadway short of the 
200’ requirement as it only exceeds the standard 
by a few feet. 
 

• Union County Soil & Water Conservation District 
o No comments received as of 04-03-19. 

 

• Union County Health Department 
o No comments received as of 04-03-19. Standard 

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

connection (via easements and/or services 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 (STS).” 

2. “Any home, business, or other structure that is 
currently being serviced by a private 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 time during development of the 
subdivision a PWS (well, cistern, etc.) or STS is 
found, our office shall be immediately contacted 
for inspection. Proper permitting must be 
obtained for sealing and or abandonment of a 
PWS and STS." 

 

• City of Marysville 
o The City submitted comments as part of the 09-13-18 

review. The City advised it does not have any 
additional comments in an email dated 04-03-19. 

 

• Jerome Township  
o The Township submitted comments as part of the 09-

13-18 review. No additional comments received as of 
04-03-19. 

 

• ODOT District 6 
o No comments received as of 04-03-19. 

 

• Union Rural Electric 
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o URE submitted comments as part of the 09-13-18 
review. No additional comments received as of 04-03-
19. 

 

• LUC Regional Planning Commission 
o All 09-13-18 comments from reviewing agencies and 

the approval with conditions remain effective (§318). 
o Verify written and graphic scales on preliminary plat 

sheets (§313, 5.) 
o Verify/Adjust general development summary 

acreages and densities (§313, 6.). 
o Add dimensions to SAOS-D (§313, 16.). 

 

  
 

Staff 
Recommendations: 

 

Staff recommends APPROVAL of Glacier Pointe, Section 1 
– Amended Preliminary Plat with the condition that all 
comments/modifications from LUC and reviewing agencies, 
including the 09-13-18 LUC approval, shall be incorporated 
into the Construction Drawings and the Final Plat. The 
developer shall ensure that prior to plat submittals, all 
requirements and items outlined in the Union County 
Subdivision Regulations are incorporated prior to submittal. 
  

  
 

Z&S Committee 
Recommendations: 
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Application for Preliminary Plat Approval 
 

Date:      

  

Name of Subdivision:  

     Location:  

     Township:  Military Survey:  

     Complete Parcel(s) Identification Number (PIN):  

   

Have ALL Sketch Plan review letters been obtained?  (Engineer, SWCD, Board of Health) 

  

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 
     Number of proposed lots:  Typical lot width (feet):  

     Number of proposed units:  Typical lot area (sq. ft.):  

     Single Family Units:  Multi-Family Units:  

  

     Acreage to be devoted to recreation, parks or open space:  
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     Recreation facilities to be provided:  

  

     Do you propose deed restrictions?  (If yes, attach a copy): Yes  No  

 

1.  Proposed method of Supplying Water Service:  

 

2.  Proposed method of Sanitary Waste Disposal:  
(If on-site disposal systems are proposed, please attach letter certifying the County Board of Health approval) 

 

3.  Requests for Variances from Subdivision Regs:  
(If yes, please explain variances and reason for variances) 

 

List all proposed improvements and utilities and state your intention to install or provide a guarantee 

prior to final plat approval: 

 Improvement Installation Guarantee 

    

a.    

    

b.    

    

c.    

    

d.    

    

e.    

 

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
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Preliminary Plat Review Checklist 
 

# Required Item Description Have Need 

1 Drawn at a scale not less than 1:100 and shall be on one or more sheets 24" X 36"     

2 
Proposed name of the subdivision, which shall not duplicate or closely approximate the 
name of any other subdivision in the county.     

3 Location by section, range, and township or Virginia Military Survey (VMS).     

4 
Names, addresses and telephone numbers of the owner, subdivider, and professional 
surveyor or professional engineer who prepared the plat; and the name, address and 
telephone number of the professional surveyor who performed the boundary survey.     

5 Date of survey.     

6 Scale of the plat, north point, and date.     

7 Boundaries of the subdivision and its acreage.     

8 
Names of adjacent subdivisions, owners of record of adjoining parcels of unsubdivided 
land, and the location of their boundary lines.     

9 

Locations, widths, and names of existing streets, railroad rights-of-way, easements, 
parks, permanent buildings, and corporation and township lines; location of wooded 
areas and other significant natural features; soil types and soil type limits; limits of Flood 
Hazard zones.     

10 Zoning classification of the tract and adjoining properties.     

11 
Existing contours (USGS datum) at an interval of not greater than two feet if the slope of 
the ground is fifteen percent or less; and not greater than five feet where the slope is 
more than fifteen percent.     

12 
Existing sewers, water and gas mains, culverts and other underground structures, and 
electric and telephone poles and lines and other above ground structures within and 
adjacent to the tract.     

13 Layout, names and widths of proposed streets and easements.     

14 Building setback lines with dimensions.     

15 
Layout and dimensions of all proposed water and sewer lines, showing their connections 
with the existing systems, and all proposed easements for utility, water and sewer lines. 

    

16 

Layout, numbers and approximate dimensions of each lot.  When lots are located on a 
curve or when side lot lines are not at ninety degree angles, the width at the building line 
shall be shown, if it is less than the frontage width.  Location of access from lots to the 
proposed streets shall be shown.     

17 
Parcels of land to be reserved for public use or to be reserved by covenant for residents 
of the subdivision.     

mailto:luc-rpc@lucplanning.com
http://www.lucplanning.com/
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18 

The limits of all Flood Hazard Areas (zone A, AE, B, and X) as determined by the Federal 
Emergency Management Agency (show the FEMA map number and date).  The Base 
Flood Elevation shall be determined and shown.  Minimum first floor elevations shall be 
shown for all lots located within Flood Hazard Areas.     

 

Supplementary Information 

19 
Statement of proposed use of lots, giving the type and number of dwelling units; and 
type of business or industry if use is not residential.     

20 Description of proposed covenants and restrictions.     

21 Description of proposed zoning changes.     

22 

Typical sections and tentative profiles of streets and other related improvements as 
required in Article 5.  Calculations as required to justify horizontal and vertical curves, 
pipe sizes, etc.  The County Engineer shall have approved the layout and design of the 
lots, streets and other improvements prior to the Preliminary Plat approval.     

23 

A preliminary drainage plan which shall identify adequate drainage outlets and shall 
contain adequate measures for control of erosion and siltation and for surface water 
management in accordance with Article 5 and the Technical Design Standards.  The 
County Soil and Water Conservation District shall have approved the preliminary 
drainage plan prior to Preliminary Plat approval.     

24 
If the subdivider proposes individual household sewage systems, the County Board of 
Health or the OEPA shall have approved the use of individual household sewage 
systems prior to the Preliminary Plat approval.     

25 

If the subdivider proposes individual household wells, the subdivider shall supply 
evidence acceptable to the County Board of Health of the availability of satisfactory 
water.  The County Board of Health or the OEPA shall have approved the use of 
individual household wells prior to the Preliminary Plat approval.     

26 
Letters from utility companies, as required, indicates approval of easement locations 
and widths prior to the Preliminary Plat approval.     

27 

A vicinity map at scale of generally not more than six thousand feet to an inch shall be 
shown on, or shall accompany, the Preliminary Plat.  This map shall show all existing 
subdivisions, roads, and tract lines, together with the names of the owners of land 
immediately adjoining the proposed subdivision and between it and the nearest 
existing thoroughfares.  It shall also show the most advantageous connections between 
the roads in the proposed subdivision and those of the neighboring areas.     

28 
Preliminary Plat Fees: Payment/Check made out to LUC Regional Planning Commission, 
based on the current fee schedule.     
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September 7, 2018 
 
Bradley Bodenmiller 
LUC Regional Planning Commission 
Box 219 
East Liberty, Ohio 43319 
 
RE:  Glacier Pointe Section 1 - Preliminary Plat 
 
Mr. Bodenmiller, 
 
Terrain Evolution, as the agent for Encore Living, acknowledges the existence of Pewamo soils within the 
development area of Glacier Pointe Section 1.  The soil types are commonly found within areas with poor 
drainage and/or in drainage courses. In this case, the soils are in a farm field which has been tiled to 
allow the field to drain adequately for farming operations.  The development will install storm sewer 
drainage system to provide adequate drainage to the area developed.  
 
Section 416 of the Union County Subdivision Regulations designates areas with the said soil types as 
requiring improvements to render the area acceptable for the intended use.  The subdivider is aware and 
acknowledges this requirement.  The intended use is for single family and multifamily residential.  
Providing adequate drainage system to the area shall remedy any poorly drained areas, thus rendering 
the area acceptable for the use.  A storm sewer system is being designed to convey all surface runoff to 
stormwater management basins.  Any and all subsurface tiles encountered during the construction of the 
development shall be connected to said storm sewer as to promote an adequate drainage system. 
 
Please feel free to contact me if you have any questions a (614) 385-1092. 
 
Sincerely, 

 
Justin Wollenberg, PE, CPESC 
Project Manager 
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Brad Bodenmiller

From: Bill Narducci <bnarducci@co.union.oh.us>
Sent: Friday, April 5, 2019 8:57 AM
To: Brad Bodenmiller
Cc: Matt Rotar
Subject: Amended Glacier Pointe Preliminary Plat - Section 1
Attachments: Preliminary_Plat_Comment_Letter_2018-09-06.pdf

Brad, 
 
Sorry this is a little late, but I had the chance to take a look at the revised preliminary plat referenced above.  Our only 
comment is that the lengthening of Glacier Pointe Drive has resulted in the temporary dead end length of the roadway 
to exceed 200’.  My recommendation is for Justin to simply construct the roadway short of the 200’ requirement, as it 
only exceeds the standard by a few feet.   
 
Other than that, we have no further comments. All comments from our September 6, 2018 letter remain valid 
(attached).  Let me know if you have any questions.  Thanks 
 
Bill Narducci, P.E. 
Assistant County Engineer 
 
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 
 



County Engineer 

Environmental Engineer 

Building Department 

233 W. Sixth Street 

Marysville, Ohio 43040 

P  937. 645. 3018 

F  937. 645. 3161 

www.co.union.oh.us/engineer 

 

Jeff Stauch, PE/PS                                        Jack Derr, AIA                               Bill Narducci, PE 
County Engineer | Environmental Engineer                  Chief Building Official                                  Assistant County Engineer  

Marysville Operations Facility 

16400 County Home Road 

Marysville, Ohio 43040 

P  937. 645. 3017 

F  937. 645. 3111 

Richwood Outpost 

190 Beatty Avenue 

Richwood, Ohio 43344 

Public Service with integrity  

September 6, 2018 
 
Bradley Bodenmiller 
LUC Regional Planning Commission 
Box 219 
East Liberty, Ohio 43319 
 
Re:  Glacier Pointe, Section 1 
 Preliminary Plat Review 
 
Brad, 
 
We have completed our review for the above preliminary plat, received by our office on August 
27, 2018.  We recommend the preliminary plat be approved, subject to the conditions stated 
below.  Furthermore, pursuant to comment #2 below, a variance request has been submitted to 
our office to reduce the right of way for some of the internal roadways from the minimum required 
width of 60’.  Per Section 705 of the Subdivision Regulations, “The approval of any variance shall 
take place prior to any action by the Regional Planning Commission.”  Should this variance not be 
approved prior to the LUC Regional Planning meetings, on September 13th, we recommend that 
the developer table the preliminary plat until such time that the variance is either approved or the 
design is modified to meet the minimum required right of way width. 
 

1. The traffic impact study (TIS) has not yet been approved by our office.  Construction 
drawings will not be approved until the TIS and subsequent Infrastructure Agreement has 
been approved.   

2. A variance to the minimum right of way width per Section 406 has been requested by the 
developer.  This variance has not yet been approved by the County Commissioners.  
While we do recommend approval of the preliminary plat with the conditions in this letter, 
we also realize that per Section 705 of the Subdivision Regulations, no action by the 
Regional Planning Commission shall take place prior to the approval of any variance.  

3. Per the pre-application sketch plan meeting, a multi-use trail connection was planned to 
connect to the Metro Parks property to the east.  We recommend providing a multi-use 
trail within the subject property to provide future connection west to the Scott property 
also.   

4. Please indicate the right of way footprint for the potential relocation of Mitchell-Dewitt and 
McKitrick Road.  While we realize this footprint is subject to change, proper siting of the 
proposed retention basins should be done to avoid conflict with this conceptual right of 
way footprint. 

5. Add the posted speed limits for all road sections on Sheet 2.  The design speed for Street 
E will lend itself to higher actual speeds upon construction and may need to include some 
modification to reduce speed within the subdivision. 

6. Provide street names to our office for review as soon as possible. 
7. Per the pre-application sketch plan meeting, a secondary roadway connection to the 

subdivision will be required to be constructed with this phase. 
8. Provide all environmental analysis/mitigation information to our office.   
9. Provide plans to all utility providers for their review. 



 
County Engineer 233 W. Sixth Street P  937. 645. 3018 
Environmental Engineer Marysville, Ohio 43040 F  937. 645. 3161 

Building Department   www.co.union.oh.us/engineer 

10. Submit a comprehensive stormwater management report for review by our office. 
11. Provide site distance exhibits for all roadway connections to existing roadways. 
12. The scale within the plans appears to be 1”=50’, not 1”=100’ as indicated. 
13. No open cut of existing roads will be permitted without Union County Engineer approval. 

 
In accordance with the Subdivision Regulations of Union County, additional information is 
required from the developer prior to final plat approvals.  It is the responsibility of the developer to 
become familiar with the regulations and file requisite information within the time frames outlined 
in the regulations.   
 
Should you have any questions or concerns, feel free to contact me at (937) 645-3165. 
 

 

Bill Narducci, P.E. 
Assistant County Engineer 
Union County Engineer 
 
Cc: Jeremy Burrey, Union Soil and Water Conservation District (via email) 
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Brad Bodenmiller

From: Jeremy Hoyt <jhoyt@marysvilleohio.org>
Sent: Wednesday, April 3, 2019 4:03 PM
To: Brad Bodenmiller
Subject: Glacier Pointe, Section 1

Brad, 
 
The City of Marysville does not have any additional comments regarding the Glacier Pointe, Section 1 
preliminary plat. 
 
Jeremy 
 
--  
Jeremy Hoyt, P.E. 
City Engineer / Deputy Public Service Director 
City of Marysville, Ohio 
 
209 South Main Street 
Marysville, Ohio  43040 
(937)645-7358 (office) 
(937)645-7351 (fax) 
jhoyt@marysvilleohio.org 

To help protect your privacy, Microsoft Office prevented automatic download of this picture from the  
Internet.
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04-11-2019 

 
 

Jurisdiction: 
 
 
 
 
 

Applicant: 
 
 

 

Jerome Township Zoning Commission 
c/o Anita Nicol 

9777 Industrial Parkway 
Plain City, OH 43064 

(614) 873-4480 
 

Thomas Coffey, AIA 
PO Box 340037 

Columbus, OH 43234 
(614) 764-1996 

tom@marsharchitects.com 
 

 

Request: 
 

The Zoning Commission received an application to rezone 
1.514 acres. The proposal would rezone the acreage from 
Commerce District (COM) to Regional Retail District (RR). 
 

Parcel(s) involved: 

• 1500280040100 
 

Acreage proposed rezoned: 

• 1.514 acres 
 

Existing use: 

• “Commercial building” 

• “Former NAPA auto parts warehouse” 
 

Proposed use: 

• “Mixed Use, Brewery and Food Services” 

• “Brewery, tap room, and food establishment” 
 

 

Location: 
 

The parcel has frontage along the east side of Industrial 
Parkway and is located between Warner Road and Weldon 
Road. It is approximately 1 mile from the interchange at Post 
Road / State Route 161 and US Hwy 33. 
 

  
 

Staff Analysis: 
 

This staff report considers recommendations of the Jerome 
Township Comprehensive Plan (Jerome Plan) and Union 
County Comprehensive Plan (Co Plan). 
 

Application. 
The application reads, “There is a need for a Regional Retail 
District (RR) as a ‘Mixed-use’ within the Commerce District 
(COM) that surrounds this 1.514 acre proposed brewery, tap 
room, and food establishment. To date no other such food 

mailto:tom@marsharchitects.com
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and drink establishment exists within the existing COM that 
is the Dublin-Jerome Commerce Park. We feel there is a need 
to provide such a service for surrounding COM businesses as 
well as a destination for local area patrons….The proposed 
project…promises to provide its patron a fun and 
enlightening experience as the beer will be made on site and 
a taproom area will be provided for beer consumption along 
with area food truck service provide outside a biergarten that 
will provide for adult and family gathering.” 
 

Area Zoning. 
The adjacent zoning is Commerce District (COM) and Special 
Recreation District (SRE). 
 

 
Figure 1. Jerome Township Zoning Map (01-07-2019). 

 

The Zoning Resolution describes the purpose and intent of 
the COM District. The intent is to provide opportunities for 
business uses consisting of warehouse and distribution, flex 
offices, commercial services, and light industry as identified 
in the Flex Office / Light Industrial section of the 
Comprehensive Plan. The uses are appropriate for industrial 
corridors and arterials, where access to interchanges and 
well-designed roads and trucking/shipping routes are 
available. Manufacturing and industrial uses will be smaller, 
more specialized operations (Resolution, pp. 4-37). Drinking 
Places are not a permitted/conditional use. However, 
Beverage Manufacturing (under 25,000 sq. ft.) and 
Restaurants and Other Eating Places are conditional uses. 
 

The Zoning Resolution describes the purpose and intent of 
the SRE District. The intent is to provide opportunities for a 
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variety of active recreational and entertainment uses not 
otherwise permitted in the other zoning districts. The uses 
include activities like driving ranges, horseback riding, 
fitness centers, etc. (Resolution, pp. 4-73). 
 

Jerome Township Comprehensive Plan. 
The Jerome Township Plan is a guide for decision-makers 
considering land use changes, and Chapter 6 provides 
recommendations. The area, where this parcel is located, is 
planned Flex Office / Light Industry. On the west side of 
Industrial Parkway, the area is planned Office / Research / 
Medical. There is also medium and high density residential 
planned nearby, which assumes construction of the 
Houchard Road extension. Regional Retail is planned nearer 
the interchanges along US Hwy 33 in the Township. 
 

 

 
Figure 2. Jerome Township Comprehensive Land Use Plan (2008). 
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Professional Office / Research / Medical uses are 
characterized in the Plan as those uses predominantly higher 
density corporate offices or lower density professional, 
research, or medical uses. They are typically located in areas 
easily accessed by commuters, can be planned as individual 
buildings on single sites or as part of a campus/research 
park, and are good transitional uses between higher intensity 
retail users and residential districts (Jerome Plan, pp. 6-13). 
 

Flex Office / Light Industrial uses are characterized in the 
Plan as those of medium intensity, consisting of warehouse 
and distribution, flex offices, services and light 
manufacturing. The Plan goes on to reiterate much of the 
purpose and intent from the COM District (Jerome Plan, pp. 
6-14). 
 

Regional Retail uses are characterized in the Plan as those of 
large format “big box” retailers of 75,000 square feet or more 
and associated “junior anchors” of 15,000-40,000 square 
feet. The uses serve areas larger than 5 miles in radius and 
are usually located near freeways or at interchanges, and 
require high visibility and accommodation of high traffic 
volumes; outparcels along road frontage are common and 
typically consist of uses such as restaurants, gas stations, 
banks, and convenience retail (Jerome Plan, pp. 6-11). 
 

Union County Comprehensive Plan. 
The Union County Comprehensive Plan identifies the west 
side of US Hwy 33 as largely agricultural outside of 
commercial, office, and institutional development along 
Industrial Parkway. Industrial Parkway is anchored by major 
corporations such as Scotts Miracle-Gro, Veyance 
Technologies, and many small businesses that drive 
economic growth (County Plan, pp. 72). 
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Figure 3. Aerial of Property & Adjacent Properties (2019). 

 

The Union County Plan recommends low density office and 
industrial land along US Hwy 33, while mixed use 
residential, commercial, and high density office can be 
integrated throughout the sub-area in a clustered, context-
sensitive manner (County Plan, pp. 73). One of the adjacent 
businesses includes a tennis/pickleball recreation center. 
 

  
 

Staff 
Recommendations: 

 

Staff recommends DENIAL of the proposed rezoning to RR 
District. The Township’s Comprehensive Plan does not plan 
for this area to be zoned Regional Retail. If the Township 
feels the use makes sense, it could amend the Zoning 
Resolution by adding Drinking Places to the list of 
conditional uses in the COM District because both Beverage 
Manufacturing and Restaurants are already permitted 
conditional uses. 
 

  
 

Z&S Committee 
Recommendations: 

 

 
 

 

















































































































NEW CALIFORNIA

PUD



INTRODUCTION PURPOSE
This site of approximately 225 acres was originally zoned in the early 1970’s for as much 
as 12 units an acre and was intended as a high density multi-family project. Under the 
proposed PUD, Evergreen Land Company will be zoning this project for a maximum of 6 
units per acre in one area of multi-family condominium or apartment use built to the 
same standards or higher than the surrounding residential development called New 
California Hills and will incorporate approximately the area shown in the drawing, 
though some shifts in ground may be required as a result of soil sampling, topography, 
and park configuration.

PERMITTED USES
Residential - The single family residential portion of this project shall be divided into 
two distinct groups: New California Woods and New California Hills. New California 
Woods shall be in the highly topographic area, shall consist of houses ranging from 
$150,000 and up, shall have 20 foot non-curbed streets and be rural in character with a 
minimum diversity of Builders, the Builders floor plans and front elevations. All special 
requirements as to foundation structural design shall be followed as required by the 
Union County Engineer.

Commercial - The third part of the project will be three areas, one on Industrial Parkway 
and two on US 42 which was designated as commercial. All zoning densities are shown 
on the attached drawing. These areas may be used for any lower use, including 
residential, a similar density as the maximum allowed in the subdivision (6 units/acre).

PROVIDED UTILITIES
The provisions for water, sanitary, storm, electric, gas and cable are as follows:

Water - To be provided from the City of Marysville by Union County to the subdivision.

Sanitary Sewer - Will be a central sewer system with all sewage being handled by Union 
County.

Storm Sewer - Will be provided and placed in easements, as with the sanitary and water, 
but will be the responsibility of the township to maintain.

Electric - Will be Union Rural Electric except for a small portion which will be Dayton 
Power and Light.

Gas - Will all be Columbia Gas.

Cable - Will be a local supplier.



The proposed traffic circulation pattern shall be approximately as shown on the drawing; 
however, modifications can be made from time to time with the permission of the 
Developer and the Union County Engineer.

DEED RESTRICTIONS
The Deed Restrictions shall be part of this document and shall be modified from time to 
time as required by the Developer (see attachments).

Forbidden uses not covered in the residential areas and commercial areas are:

1. Any type of store that sells any type of pornographic magazine.
2. Any night clubs, bars.
3. Any use banned by the township.

WASTE AND REFUSE
Trash collection by the homeowners could be on an individual basis or the Association 
may, if elects, dictate which trash company will be used. No Lot shall be used or 
maintained as a dumping ground for rubbish. Trash, garbage or other waste shall not be 
kept except in sanitary containers. All equipment for the storage or disposal of such 
material shall be kept in a clean and sanitary condition and removed from view from the 
street and abutting properties.

£
No materials, supplies, equipment or products shall be stored or be permitted to remain in 
any portion of the partial outside permitted structure for commercial areas only.

LANDSCAPING AN
All landscaping on all residential and commercial properties shall be approved by the 
Developer prior to installation and shall be installed by the Builder or a Builder's 
representative. Under no circumstances can the Builder pass this responsibility through a 
budget item to the homeowner.

Building restrictions as changed from time to time, shall be attached to this document.

All properties, be they commercial or residential, shall be maintained as per the 
community standards and that community standard is set and administered by the 
Developer or the Association and means that it shall be in a neat, clean, and professional 
manner at all times, meaning houses shall be maintained and painted, landscaping that 
dies shall be replaced, lawns shall be mowed, blacktop shall be resurfaced as necessary.



All buildings, structures, fences, paved areas, landscaped areas, and other improvements 
shall at all times be kept in good condition and repair and with a clean and sightly 
appearance. Landscape areas shall be maintained with materials specified in the Plan and 
in a healthy living state, mowed, pruned, watered, and otherwise maintained as 
appropriate. There shall be provided and kept in good working order, trash compactors 
and/or depositories at approved locations which shall be emptied prior to becoming full, 
and a pest and rodent control program shall be provided if necessary. Tenants will be 
required to deposit trash only in said compactors or depositories. Said properties shall be 
kept free of litter under all reasonable conditions, and parking and paved areas shall be 
power swept where necessary. All signage shall be kept in good repair. Lighting, 
painting, and associated materials on signage shall be kept in a continuously upgraded 
condition.

Fencing shall be three rail, split rail fence with a natural finish in all areas with a gridded 
wire mesh permitted on the inside. No other fencing shall be permitted except in the 
event of a swimming pool and with an in-ground pool, which is the only pool permitted, 
vertical steel fencing with proper spacing shall be permitted. Under no circumstances 
shall any chain link fence be permitted.

BLACK ORNAMENTAL FENCE
Black ornamental fences may be used to enclose swimming pools only. The height shall 
not exceed code. The style shall be in accordance with the uniform plan for the 
Subdivision. The fence must be approved in advance by the Developer or the 
Association.

Privacy fences between 4 1/2 and 6 feet high in natural or earth-tones may be placed 
immediately around decks, hot tubs, on patios, but may not enclose lawns or yards. They 
must be natural or earth-toned in color and in accordance with the uniform plan for the 
Subdivision. The fence must be approved in advance by the Developer or the 
Association.

No structure of a temporary character, trailer, basement, tent, shack, garage, bam or other 
outbuilding shall be used on any Lot at any time as a residence, either temporarily or 
permanently.

No temporary building, trailer, garage, storage building or structure shall be placed upon 
any Lot for storage without the express written consent of Declarant (Developer).

No animals, birds, insects, livestock, or poultry of any kind shall be raised, bred, or kept 
on any Lot except dogs, cats, or other household pets which are kept for domestic 
purposes only, and are not kept, bred or maintained for any commercial purpose. No 
more than two dogs or two cats may be kept on any Lot except such dogs or cats in excess 
of such numbers that are less than three (3) months old.



SOIL REMOVAL
No soil shall be removed for any commercial purpose.

CLOTHES LINE
No clothing or any other household fabrics shall be hung in the open on any Lot, and no 
outside clothes drying or airing facilities shall be permitted.

£
No obnoxious or offensive activity shall be permitted on any Lot nor shall anything be 
done thereon which may be or become an annoyance or nuisance to the neighborhood.

VEHICLES NOT IN USE
No automobile or other driven vehicle shall be left upon any Lot for a period longer than 
thirty (30) days in a condition wherein it is not able to be operated upon the public 
highway. After such period, the vehicle shall be considered a nuisance and detrimental to 
the welfare of the Subdivision and shall be removed therefrom.

IJL 

Hobbies or other activities which tend to detract from the aesthetic character of the 
Subdivision and any improvements used in connection with such hobbies or activities 
shall not be permitted unless carried out or conducted within the building erected upon 
the Lot and not viewable from either the street or adjoining properties. This restriction 
refers specifically but not exclusively to such activities as automobile, bicycle, moped, « 
motorboat and sailboat repair.

*

PLEASURE AND UTILITY VEHICLE AND EQUIPMENT PARKING AND 
STORAGE
No truck, trailer, boat, camper or other recreational vehicles, commercial vehicles or 
utility vehicles and equipment, including mowers, tractors and other lawn or garden 
equipment, shall be parked or stored on any Lot unless it is in a garage or other vehicle 
and/or equipment enclosure out of view from the street and abutting properties, provided, 
however, that nothing herein shall prohibit the occasional nonrecurring temporary parking 
of such truck, trailer, boat, camper, recreational vehicle or commercial vehicle on the 
premises for a period not to exceed seventy-two (72) hours in any period of thirty (30) 
days. The word "truck" shall include and mean every type of motor vehicle other than 
passenger cars and other than any pickup truck which is used as an automobile vehicle by 
an owner of a Lot and his family.

GARAGE
No dwelling may be constructed on any Lot unless an enclosed attached garage of at least 
two (2) automobiles is also constructed thereon.

No signs of any kind shall be displayed to the public view on any Lot, except one 
temporary sign of not more than thirty-two (32) square feet advertising the property for 
sale or rent, signs used by a building to advertise the property during the 
construction/sales period and/or signage utilized at the entranceway to the Subdivision, 
denoting the name of the Subdivision.



ANTENNAS
Television and radio antennas, including dish-type satellite signal receiving earth stations, 
whether rooftop or ground mounted, shall be prohibited on the exterior of any house or 
Lot. No towers of any kind, including but not limited to, television, radio and/or 
microwave towers, shall be erected, placed or maintained on any Lot in the Subdivision.

FUEL STORAGE
Any tank for the storage of fuel placed or maintained on any Lot in the Subdivision shall 
be located below the surface of the ground or within the confines of the dwelling and 
approved by all applicable government agencies.

All architectural controls will be at the sole discretion of the Developer and must be kept 
within the tone and color of the community, that being earth-tones, and must be done in 
accordance with state and county regulations.

GRADING AND DRAINAGE
No construction, grading or other improvements shall be made to any Lot if such 
improvement would interfere with or otherwise alter the general grading and drainage 
plan of the Subdivision or any existing swales, floodways or other drainage 
configurations.



SCHOOL/PARK SITE (10.5 ACRES +

This site is planned for an elementary school site to sell to the Jonathan Alder School 
District and the area not used for a school or some part thereof can be used for a park. 
The boundary between the school site and the PUD-6 site is flexible and can be moved at 
the discretion of the developer.

In the event Jonathan Alder does not purchase the site for a school and the developer is 
willing to give up the PUD-6, both sites may be joined and used for single family 
residential consistent with New California Woods zoning.
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Logan-Union-Champaign 
regional planning commission 

 

Staff Report – Jerome Township Zoning Amendment 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee on 

04-11-2019 

 
 

Jurisdiction: 
 
 
 
 
 

Applicant: 
 
 

 

Jerome Township Zoning Commission 
c/o Anita Nicol 

9777 Industrial Parkway 
Plain City, OH 43064 

(614) 873-4480 
 

Parks Drilling / Trent Southworth 
5745 Avery Road 

Dublin, OH 43016 
tom@marsharchitects.com 

 

 

Request: 
 

The Zoning Commission received an application to rezone 
34.25 acres. The proposal would rezone the acreage from 
Rural Residential District (RU) to an Industrial Planned Unit 
Development (PUD). 
 

Parcel(s) involved: 

• 1400060190000 – 16.25 acres – Subarea B 

• 1400070610000 – 18.00 acres – Subarea A 
 

Acreage proposed rezoned: 

• 34.25 acres 
 

Existing use: 

• Agricultural 
 

Proposed uses: 

• Most of the uses listed in the Commerce District 

• 23811 – Poured Concrete Foundation and Structure 
Contractors (Subarea B only) 

• 23812 – Structural Steel and Precast Concrete 
Contractors (Subarea B only) 

• 23891 Site Preparation Contractors (Subarea B only) 

• 4422 – Home Furnishing Stores 

• 44412 – Paint and Wallpaper Stores 
 

 

Location: 
 

The parcels are located at the Industrial Parkway and New 
California Drive intersection. The properties have frontage 
along the east side of Industrial Parkway. The properties are 
within 0.5 miles of the interchange at US Hwy 42 and US 
Hwy 33. 
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Staff Analysis: This staff report considers recommendations of the Jerome 
Township Comprehensive Plan (Jerome Plan), the Jerome 
Township Zoning Resolution (Resolution), and Union 
County Comprehensive Plan (Co Plan). 
 

Area Zoning. 
The adjacent zoning is Rural Residential District (RU), Local 
Retail (LR), and residential PUDs (Reserve at New California 
and New California Hills/Woods). There is limited Regional 
Retail District (RR) and Commerce District (COM) nearby. 
 

 
Figure 1. Jerome Township Zoning Map (01-07-2019). 

 

The purpose/intent of the RU District is to preserve rural 
character and provide land suitable or used for very low 
density residential (Resolution, pp. 4-14). 
 

The purpose/intent of the LR District is to allow retail uses 
that would draw from residents within a three mile radius to 
the site and typically include groceries, smaller retail, and 
restaurants. These uses are typically auto-oriented. Local 
retail anchors are no larger than 75,000 sq. ft. and often 
grouped with smaller retail tenants (Resolution, pp. 4-54). 
 

Jerome Township Comprehensive Plan. 
The Jerome Township Plan is a guide for decision-makers 
considering land use changes, and Chapter 6 provides 
recommendations (Jerome Plan, pp. 6-3). 
 

The area, where this parcel is located, is planned Regional 
Retail. The area adjoining the property to the north is 
planned Mixed Commercial and Retail, and farther north is 
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planned Flex Office / Light Industry and Office / Research / 
Medical. 
 

The other side of Industrial Parkway is predominantly 
Conservation Development and Environmentally Sensitive 
Areas & Open Space, which is how that side of Industrial 
Parkway is developing. 
 

 

 
Figure 2. Jerome Township Comprehensive Land Use Plan (2008). 

 

Regional Retail uses are characterized in the Plan as those of 
large format “big box” retailers of 75,000 square feet or more 
and associated “junior anchors” of 15,000-40,000 square 
feet. The uses serve areas larger than 5 miles in radius and 
are usually located near freeways or at interchanges, and 
require high visibility and accommodation of high traffic 
volumes; outparcels along road frontage are common and 
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typically consist of uses such as restaurants, gas stations, 
banks, and convenience retail (Jerome Plan, pp. 6-11). 
 

Mixed Use Office / Retail features a mix of commercial uses 
and sometimes contains higher density residential uses. They 
are typically associated with a higher density mix of office 
and smaller commercial uses that support the office uses 
including restaurants and convenience retail, providing 
employment and economic development opportunities and 
access to local professional services for the community 
(Jerome Plan, pp. 6-12). 
 

Flex Office / Light Industrial uses are characterized in the 
Plan as those of medium intensity, consisting of warehouse 
and distribution, flex offices, services and light 
manufacturing. The Plan goes on to reiterate much of the 
purpose and intent from the COM District (Jerome Plan, pp. 
6-14). 
 

Area Plans for Commercial. 
Commercial is a large focus of the Comprehensive Plan at the 
nearby interchange. Recent plans, including ODOT's US 42 
Access Management Study, indicate the area is a great 
opportunity for future commercial development. Millcreek 
Township's updated Comprehensive Plan intends for 
commercial uses along its portions of US 42 (Millcreek Plan, 
pp. 73). The Jerome Village Master Plan intends for 
commercial development along its portion of US 42. 
Essentially, large is a large proportion of commercial planned 
along US 42 from the interchange into Millcreek Township. 
 

Union County Comprehensive Plan. 
The Union County Comprehensive Plan identifies the west 
side of US 33 as largely agricultural outside of commercial, 
office, and institutional development along Industrial 
Parkway. Industrial Parkway is anchored by major 
corporations such as Scotts Miracle-Gro, Veyance 
Technologies, and many small businesses that drive 
economic growth (County Plan, pp. 72). 
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Figure 3. Aerial of Property & Adjacent Properties (2019). 

 

The Union County Plan recommends low density office and 
industrial land along US 33, while mixed use residential, 
commercial, and high density office can be integrated 
throughout the sub-area in a clustered, context-sensitive 
manner (County Plan, pp. 73). This proposal seems to better-
fit the County Plan. 
 

Considerations. 
New discussions are happening relative to uses found in the 
COM District as a result of fiber installation along the US 33 
Corridor. There is large proportion of planned commercial 
between the interchange and into Millcreek Township. There 
are also discussions occurring with regard to a PUD Overlay 
which may enable industrial uses along the 33 Corridor. In 
this case, deviation from Jerome’s guidance may make sense. 
 

Regulation Text. 
Staff reviewed the Regulation Text and offers the following 
recommendations: 

(i) Setbacks. These refer to Subareas 1 and 2, not 
Subareas A and B. Staff recommends updating this. 
(iii) Parking. This includes a blanket statement that 
the parking standards shall comply with the Zoning 
Resolution. In addition to this statement, staff 
recommends highlighting important standards specific 
to the PD. For example, is parking allowed between 
buildings and road frontage? 
(v) Pedestrian Ways. Staff recommends the 
Township work with the applicant and County Engineer 
to require/plan for a bike trail along the Industrial 
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Parkway and a connections along the roadways within 
the development. An off-road trail is planned for 
Industrial Parkway and access to employment centers is 
one aspect of this plan. 
(vii) Signage. Add sign setbacks to this section. 
(xii) Accessory Standards. This section requires 
compliance with the outdoor screening/storage 
standards in the Zoning Resolution. However, it 
excepts an important limitation; the Township Zoning 
Resolution prohibits outdoor storage from covering 
more than 35% of the lot. Staff feels this is an important 
requirement and recommends it be required. 

 

Several sections of the Regulation Text refer to specific 
section numbers in the Zoning Resolution. Staff’s concern 
with this is that the Zoning Resolution may change, be 
amended, or renumbered. It may be wise to include a copy of 
the current Zoning Resolution, or at least reference the date, 
as part of the PD document. 
 

  
 

Staff 
Recommendations: 

 

Staff recommends APPROVAL WITH MODIFICATIONS 
as recommended in the staff report to rezone the parcel from 
RU to PD. This recommendation is based on the Union 
County Comprehensive Plan, the Zoning Resolution, and 
with the considerations referenced in the staff report. 
 

  
 

Z&S Committee 
Recommendations: 
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Zoning & Subdivision Committee 
Thursday, April 11, 2019 

 
The Zoning and Subdivision Committee met in regular session on Thursday, April 11, 
2019 at 12:15 pm at the LUC East Liberty Office.  
 
Zoning & Subdivision Committee Members were in attendance as follows: Brad 
Bodenmiller, Tyler Bumbalough, Wes Dodds, Ron Todd for Chad Flowers, Charles Hall, 
Mark Mowery for Steve McCall, Bill Narducci, Tammy Noble for Vince Papsidero, Tom 
Scheiderer, and Jeff Stauch. Absent members were Scott Coleman and Heather Martin. 
 
Guests included: Wade Dunham, Evergreen Land Co; Phil Moorehead, G2 Planning & 
Design; Allen Shepherd, Evergreen Land Co; Mark Spagnuolo, Jerome Township; Justin 
Wollenberg, Terrain Evolution. 
 
Wes Dodds chaired the Zoning & Subdivision Committee Meeting. 
 
Charles Hall moved a motion to approve the minutes from the March 14, 2019 meeting 
as written and Tyler Bumbalough seconded. All in favor. 
  
1. Glacier Pointe Neighborhood Section 1 Amended Preliminary Plat (Union County) – 

Staff Report by Brad Bodenmiller 
o Wes Dodds – Asked if there were further comments from the Engineer’s Office. 
o Bill Narducci – Had no further comments. 
o Bill Narducci moved a motion to recommend approval of the Glacier Pointe 

Neighborhood Section 1 Amended Preliminary Plat in accordance with the staff 
report with all the conditions contained in the staff report and Charles Hall 
seconded. All in favor. 

 
2. Review of Jerome Township Parcel Amendment – Brewery (Union County) – Staff 

Report by Brad Bodenmiller 
o Tammy Noble – Asked if they are rezoning to a standard zoning district. 
o Brad Bodenmiller – Responded the rezoning is to a standard zoning district. 
o Charles Hall – Wanted to hear from the Township. 
o Mark Spagnuolo –Stated the use would be an added service for the area. Various 

options were weighed on how the use might be allowed including modifying the 
zoning code to allow the use, rezone to PUD, or rezone to the proposed rezoning. 
They prefer not to add the use to the zoning district because there are many 
properties with the same zoning classification, and it would allow drinking 
establishments on all the properties. They also do not prefer rezoning to PUD. 
They proposed the rezoning because the district allows for part of the operations, 

mailto:luc-rpc@lucplanning.com
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specifically the manufacturing of beer. The use planned is for beverage 
manufacturing, not distribution. He said they asked the applicant to provide food 
service via a kitchen as a use of the site because the district allows for restaurants 
which could include the consumption of beer. The applicants do not wish to serve 
food on site other than through food trucks. 

o Wes Dodds – Asked if they considered making it a Conditional Use in the 
Commerce District. 

o Mark Spagnuolo – Stated it still opens up too many properties to the use. 
o Tyler Bumbalough – Asked how liquor licenses are distributed in a township and 

how many are permitted. He stated Urbana is allowed 12 licenses but not sure 
who regulates the townships. 

o Mark Spagnuolo – Responded that he is not certain of the process. Thought Beer 
Barrel had to be voted on. 

o Bill Narducci – Asked if the Township regulates food trucks. 
o Mark Spagnuolo – Stated they have Special Event Permits, but nothing to 

regulate private properties. 
o Ron Todd – Stated Marysville regulates food trucks. 
o Tom Scheiderer – Thought liquor licenses are by precinct. 
o Tyler Bumbalough – Stated that he supported staff’s recommendation with the 

suggestion that the Township research how liquor licenses are administered in 
the Township because it would limit the number of Drinking Establishments if 
the use were added as a Conditional Use. 

o Charles Hall – Stated the applicant should be working with the Township. 
o Tyler Bumbalough moved a motion to recommend denial of the Jerome 

Township Parcel Amendment in accordance with the staff report and 
recommended the Township inquire as to the liquor permitting process as it 
would be a controlling factor in the number of Drinking Establishments and 
Charles Hall seconded. All in favor. 

 
3. Review of Jerome Township Parcel Amendment – Evergreen Land Company (Union 

County) – Staff Report by Brad Bodenmiller 
o Charles Hall – Asked for a map of the local school districts. Asked if the schools 

are interested in a school on the site. 
o Brad Bodenmiller – Shared a map of the local school districts. The parcels were 

depicted within the Jonathan Alder district. 
o Wade Dunham – Stated that they have a letter from the school dated in 2013 that 

states that they are not interested in establishing a school on the site. 
o Allen Shepherd – Stated that they purchased the land in 1991 and it allows 14 

units to the acre. He said it has been difficult because there is no record of the 
zoning at that time. He also stated that he has been working with the neighbors 
and they would like the use to be single-family residential uses as opposed to 
multi-family development. 

mailto:luc-rpc@lucplanning.com
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o Charles Hall moved a motion to recommend approval with modifications of the 
Jerome Township Parcel Amendment in accordance with the staff report and 
Wes Dodds seconded. All in favor. 

 
4. Review of Jerome Township Parcel Amendment – PDC Commerce Park (Union 

County) – Staff Report by Brad Bodenmiller 
o Charles Hall – Stated coming out of Marysville, they are working on the path and 

there will be something down there eventually. 
o Charles Hall moved a motion to recommend approval with modifications of the 

Jerome Township Parcel Amendment in accordance with the staff report and Jeff 
Stauch seconded. All in favor. 

 
The Zoning and Subdivision Committee adjourned at 1:03 pm with Andy Yoder moving 
a motion to adjourn. All in favor. 
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