
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  

 

Zoning & Subdivision Committee 
Thursday, June 11, 2015, 12:30 pm 

 
Start Time: _______ 
 
 Minutes from last meeting of April 9, 2015 
 1st: _______________________  2nd: ____________________ 
 

1. Darby Braeside Preliminary Plat (Union County) – Staff Report by Brad 
Bodenmiller 
 

2. Review of Jerome Township Zoning Text Amendment, Minimum Lot Size & 
Width in RU District  (Union County) – Staff Report by Brad Bodenmiller 
 

3. Review of Jerome Township Parcel Amendment, Jacquemin Farms  (Union 
County) - Staff Report by Brad Bodenmiller 
 

 Adjourn  End Time:  ____________ 
 1st: ______________________  2nd: _________________________ 
 
Members:         

Scott Coleman – Logan County Engineer 
– City of Marysville Planning 
Charles Hall – Union County Commissioner 

 Jeff Stauch – Union County Engineer 
 Paul Hammersmith – Dublin Engineer 
 Steve McCall – Champaign County Engineer 
 Pam Babjack – City of Urbana Zoning 
 Robert A. Yoder – North Lewisburg Administrator 
 Weston R. Dodds – City of Bellefontaine Zoning 
 Dave Gulden – LUC  
 Heather Martin – LUC 
 Skyler Wood – LUC 
 Brad Bodenmiller - LUC 
 
Guests: 
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Logan-Union-Champaign 
regional planning commission 

 

Staff Report – Darby Braeside 
 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee 

 

Applicant:  

Ballantyne Family Ltd Partnership 
c/o Wayne Ballantyne 

1119 Regency Drive 
Columbus, OH 43220 

wayne@guildassociates.com 
 

Pizzino Engineering & Consulting 
c/o Bill Pizzino 

9495 State Route 161 
Plain City, OH 43064 

pizzinoeng1@gmail.com 
 

Request:  

Approval of the Darby Braeside Preliminary Plat. 
 

Location:  

Located west of State Route 736, east of the Big Darby Creek, 
and between Robinson Road and US State Route 42 in 
Jerome Township, Union Co. 
 

  
Staff Analysis:  

This Preliminary Plat is for the Darby Braeside Development. 
A new Preliminary Plat was required because the 2008 
approval, 2010 extension, and 2012 extension all expired in 
August 2014. This subdivision proposes 48 lots for single 
family residential development on a total of 152.867 acres. In 
addition, 36.72 acres in open space is proposed. The 
proposed method of supplying sanitary waste disposal is 
private, on site sewer treatment systems. The proposed 
method of supplying water service is private, on site wells. 
 

 Union County Engineer’s Office  
o In a letter dated 06-05-15, the Union County 

Engineer’s Office recommended approval with 
modifications that must be addressed in the final 
Construction Drawings and Final Plat. Some of those 
modifications are summarized as follows: 
 Zoning will need to be approved through Jerome 

Township prior to the approval to the Final Plat. 
Note: Jerome Township revised their zoning code 
in May of 2015, which may effect this development. 

 ODOT access approval will need to be submitted. 
 Health Department approval will be needed prior 

to Construction Drawing approval by our office. 
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Logan-Union-Champaign 
regional planning commission 

 

Staff Report – Darby Braeside 
 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee 

 Any new construction, filing or storage of materials 
within a designated FEMA flood hazard area will be 
required to get a Flood Hazard Permit through the 
Union County Building Department. 

 Show the 100 year storm elevations for the ditches 
throughout the site. 

 All reserves with detention basins need to have 
access provided with maintenance easements. 

 Stormwater easements for swales should be at least 
30’ wide or the width of the water spread, 
whichever is greater. 

 Delineate change of pavement type at the transition 
from public road r/w (turn around) to walk. 

 Provide temporary barricade at the end of 
Fitzhamon and the temporary turnaround. 

 Need to provide easement or dedicated open space 
lot at entrance to allow for entrance feature. 

 The following Union County Standard Deed 
Restrictions shall be placed on the Final Plat: 1-3, 
5, 6b, 8-11, 14b, and 15. 

 Please submit a copy of the deed restrictions and 
covenants for review. 

 The Developer will be required to sign a Ditch 
Petition for the maintenance of off-site storm, 
ditches, and retention facilities. 

 Submit copy of EPA Stormwater NOI (when 
available). 

 

 Union County Soil & Water Conservation District 
o No comments as of 06-04-15. 

 

 Union County Health Department 
o Per a letter dated 06-05-15, the Union County Health 

Department submitted the following comment: 
 The Board of Health will need to issue a more up-

to-date approval letter. Since the original approval 
letter from Paul Pryor is dated 06-18-08, there 
have been multiple revisions to the plat as well as 
new state-wide sewage codes. 

 

 City of Marysville 
o No comments received as of 06-04-15. 

 

 Village of Plain City 
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regional planning commission 

 

Staff Report – Darby Braeside 
 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee 

o No comments received as of 06-04-15. 

 

 Jerome Township  
o Per a letter dated 05-18-15, the Jerome Township 

Zoning Officer submitted the following comments: 
 “Jerome Township understands that this project 

has been in the process of engineering and platting 
for some time and, as such, the owner has a 
substantial vested interest in the project.” 

 “In light of this vested interest…please feel free to 
file this plat under the requirements of the U-1 
zoning district in force when the Preliminary Plat 
was originally approved.” 

 

  Darby Township  
o No comments received as of 06-04-15. 

 

 ODOT District 6 
o The applicant submitted a letter dated 11-08-06 from 

ODOT. The letter speaks to a revised proposal, from 46 
to 49 lots. “In summary, no traffic study is required by 
ODOT, no turn lanes are warranted, and sight distance 
is met per the survey drawings.” However, a right of 
way use permit will be required to gain access to the 
site and the driveway shall be placed at the furthest 
western property line. 

o No comments received otherwise as of 06-04-15. 
 

 Union Rural Electric/URE 
o Per 2 letters, dated 06-04-15, URE submitted several 

technical items, some of which include easement 
requirements. Those items must be incorporated in 
Construction Drawings and Final Plat. 

 

 LUC Regional Planning Commission 
o No Final Plat of land shall be approved unless it 

conforms to the Zoning Resolution (Union County 
Subdivision Regulations Section 401). Therefore, at 
the time of Final Plat submittal, letters from Darby 
and Jerome Townships must be included indicating 
that the lots conform to township zoning regulations. 

o Any Preliminary Plat approval is contingent on Board 
of Health or the OEPA approval (Union County 
Subdivision Regulations, Section 314 6. & 7.). This 
must occur prior to approval of the Construction 
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Logan-Union-Champaign 
regional planning commission 

 

Staff Report – Darby Braeside 
 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee 

Drawings and the Final Plat. 
o Clearly identify lots, lot dimensions, open space 

reserves, and BFEs and Special Flood Hazard Areas. 
Lots 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. 

o Permanent dead end streets shall not be permitted 
(Union County Subdivision Regulations, Section 408, 
3.). The developer indicated that the north end of 
Fitzhamon Drive is to be converted-into parking for 
residents to access the trail system. The roadway and 
parking area must conform to the Subdivision 
Regulations and Jerome Township Zoning Resolution. 

o All bonds and/or letters of credit shall be submitted 
and approved prior to submittal of the Final Plat. 

 

  
Staff 

Recommendations: 

 

LUC Staff recommends APPROVAL of the Darby Braeside 
Preliminary Plat with the condition that all comments from 
LUC and reviewing agencies shall be incorporated into 
Construction Drawings and the Final Plat. The developer 
shall ensure that prior to Final Plat submittal, all 
requirements and items outlined in the Union County 
Subdivision Regulations are incorporated in the Final Plat 
prior to submittal. 
 

  
Z&S Committee 

Recommendations: 
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DARBY BRAESIDE

* DRAFT

Development Standards 
and Design Guidelines
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As the last development permitted on the now-protected Big Darby  
Creek, Darby Braeside is an extraordinary gated community, thoughtfully  
created to capture the rural sophistication of Union County.

614.282.7555 | DarbyBraeside.com | Live@DarbyBraeside.com

8673 SR 736 | Plain City, Ohio 43064 
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Robinson Run

Big Darby Creek

On the banks of the Big Darby Creek. 
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Introduction and Design Intent
The following Design Guidelines are provided as reference for the architectural and landscape 
designs of home in Darby Braeside.

Architectural Scaling
All “primary structures” shall be all natural brick, stone or clapboard, and stucco shall be used in 
moderation. The height, form and scale of architectural elements shall follow American architec-
tural styles and move subtly between the historic and the modern.

Architectural elements include, but are not limited to:
-  Windows
-  Doors
-  Columns
-  Shutters
-  Hyphens
-  Pavilions

American architectural styles include:
-  Georgian
-  Farmhouse
-  Colonial
-  English Country
-  Country French
-  Coastal

General Notes
Each lot in Darby Braeside is unique and may have unique architectural guidelines.

Prior to submittal of architectural plans, a concept meeting with the Darby Braeside Architectural 
Review Board (DRB) shall be required for purchasers of lots in Darby Braeside. This service is  
offered to all purchasers of lots, builders and architects.

Final architectural and preliminary landscape plans are required to be formally submitted,  
reviewed and approved by DRB prior to commencement of construction and installation of  
materials related to the home’s construction. Architectural designs will be reviewed within 30  
days of receipt of the Architectural Review Submittal Form, plans and the Architectural 
Approval Fee of $1,500.

Final landscape plans must be formally submitted for approval a minimum of 30 days prior to 
installation of any related materials. Landscape designs will be reviewed within 21 days of receipt 
of final plans and the Landscape Approval Fee of $750.

Failure to submit required plans and forms is a violation of Design Guidelines and may result in 
the issuance of a Stop Work Order and other measures deemed necessary by DRB.

Subject to change without notice.
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LOT TYPE

Main Drive Lots Cul de sac Lots Creek Side Lots

Pr
im

ar
y 

St
ru

ct
u

re
 a

nd
 G

ar
ag

es

Build-To-Zone

Front Setback 1,2 80 feet as indicated on Final Plat

Side Setback 3 20 feet

Rear Setback 30 feet

Ranch-Min. Bldg. SF 7 2,500 sq. ft. 2,500 sq. ft. 2,500 sq. ft.

2, 2 ½ Story-
Min. Bldg. SF 7 2,800 sq. ft. 2,800 sq. ft. 2,800 sq. ft.

Max Lot Impervious 
Coverage 5 45%

Architectural Styles Rural, sophisticated and blending with the environment.  
See Architectural Pattern Book (or example character images)

Special Architectural 
Treatment 

As corner lots or lots terminating views or vistas, the following lots will be held to 
a higher architectural standard by the DRB: 1, 9, 12,15, 16, 27, 28, 35, 36, and 37

G
ar

ag
e 

an
d 

A
ut

o-
co

u
rt

Garage Door 
Max. Width 10 feet 10 feet 10 feet

Cars Min/Max 
(Attached to house) 2 / 4 (6) 2 / 4 (6) 2 / 4 (6)

Front Setback See garage setback standards

Side Driveway Setback 10 feet 10 feet 10 feet

Rear Driveway Setbacks 30 feet 30 feet 30 feet

Driveway Max Width 16 feet 16 feet 16 feet

Auto-court Max Width 6 25 feet 25 feet 25 feet

Driveway Materials Permitted: Asphalt, crushed limestone, decomposed granite, tar and chip, pavers  
or any approved combination with hard surface apron per county specifications.

Driveway Apron 
Materials Concrete or Pavers

Auto-court Materials Permitted: Concrete, asphalt, crushed limestone, decomposed granite, tar and chip  
or any approved combination with hard surface apron per county specifications.

B.  Single Family lot Development StanDarDS

1.  Single Family 
Lot Development 
Matrix
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1. Corner Lots apply front setback lines to both street frontages. 
2. Orientation of homes on lot is subject to DRB approval.
3. Side setbacks are required to be approximately equal excluding easements.
4. Homes greater than 2 stories or 35 ft require DRB approval. Note on application.
5. Impervious lot coverage shall include structures, parking, auto-courts, driveways (except pervious gravel), pedestrian 

walks, patios (except decks) and other hard surfaces or paved areas. 
6. Excludes garage and porch width.
7. House size should not exceed 20% of the total lot size.

LOT TYPE

Main Drive Lots Cul de sac Lots Creek Side Lots

A
cc

es
so

ry
 B

ui
ld

in
gs

Front Setback 1,2 80 feet and within the Build-To Zone

Side Setback 3 20 feet

Rear Setback 30 feet

Max Number 
of Buildings 3 3 3

Max Aggregate 
Building SF 1,750 sq. ft.

Accessory Building 
Materials All accessory buildings shall be consistent with building architecture and materials.

Architectural Styles
This architectural style shall capture the rural sophistication of Union County, incorporate 

American architectural styles and blend with the environment.  
See Architectural Selection Portfolio.

Existing Trees Existing trees shall be preserved as much as possible. Home siting shall attempt to preserve 
existing trees. See Landscape Section for preservation and replacement procedures.
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4.  Single Family Building Placement and Orientation

Front Load Garage 
Prohibited

Example House & Garage Orientations

Rear Load Side Load

Corner Lot
Side Load

Side Load with 4th Car 
Carriage House

Secondary Street 
Access Preferred

Garage Access 
at Corner 
Prohibited

Optional 4th Car, 
Detached, Carraige-
Style
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Example House & Garage Orientations

Courtyard Side Load with 
3rd and 4th Car Carriage 

House Courtyard Side Load

Optional 3rd and 
4th Car Carriage 
House
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5. Single Family Architecture Requirements
All homes should follow traditional historic examples as outlined in the Darby Braeside Pattern Book. 
Style and character can follow historic examples without being literal duplications, applied in a Neo-
traditional manner. Diversity of architectural styles is encouraged in order to provide visual interest 
and distinctive character through out Darby Braeside.  The following matrix outlines architectural 
requirements that must be incorporated into all home designs and subject to DRB approval.  All four 
elevations should meet the same level of design, including use of water tables, trim, and materials.  

Configuration Materials
Technique 
& Colors

B
u

il
d

in
g 

W
al

ls
 a

nd
 E

le
m

en
ts

• Walls must consist of natural or 
natural appearing materials.

• Glass openings should be 
between 20% of the entire wall.

• Siding should be traditional profiles 
such as 4”-8” horizontal beveled.  

• Brick shall be laid in a 
traditional masonry pattern.

• Stone should be laid in a 
random ashlar pattern.

• Brick or stone facing on the full 
front of home is required to also be 
on the side elevations or terminate 
at an appropriate location. 

• Building elements should be based 
on traditional historic examples. 
Refer to the Pattern Book.

• Blank or empty side elevations 
are not permitted.

• Exposed concrete or block foundations 
shall not be permitted.  Visible 
foundations shall be finished with 
veneer, brick, or stone. Paint shall 
not be an acceptable finish. Another 
style appropriate material may 
be used with DRB approval. 

• Decks, patios, and exit stairs 
must be submitted for DRB 
approval, with materials noted.  

• Brick shall be earth 
tone colors in standard 
sizes, see selection.

• Stone shall be natural 
or simulated material, 
see selection.

• Precast concrete with the 
appearance of traditional 
limestone shall be permitted.

• Stucco and EIFS shall be 
used only in moderation 
and shall not be permitted 
on the ground level. Stucco 
and EIFS must be detailed 
to look like traditional 
cornices, soffits, etc. Stucco 
is only permitted as a 
primary building  material 
on Italianate style homes 
and requires DRB approval.

• Siding shall be wood or 
simulated wood (vinyl and 
aluminum siding shall be 
prohibited). See selection.

• Columns, cornices, and 
similar elements should 
be of natural materials or 
simulated natural materials, 
such as wood, brick or 
stone. See selection.

• Brick may have the 
appearance of painted or 
“washed” if in context with 
the architectural theme 
being portrayed and only 
in limited situations.

• Wall colors should 
be appropriate to the 
architectural style of the 
home.  Diversity of color 
is encouraged throughout 
the development.  High 
chroma, bright colors 
should be avoided.

• Homes with brick or stone 
on the front elevation shall 
include a matching brick 
or stone plinth on side 
elevations with a minimum 
height of 24 inches.

• Exposed PVC, such as for 
vents, utility service, etc., 
is required to be located on 
the rear elevation or the rear 
half of a side elevation and 
be painted to match the color 
of adjacent materials and 
finishes. 
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Configuration Materials
Technique 
& Colors

W
in
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s,
 G
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&
 D
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rs

• All windows and doors are required 
to have trim, with the exception of 
facades composed of masonry.

• Garages are required to be side loaded 
and any additional garage space above 4 
cars must be provided with a detached 
carriage house, except courtyard where 
a 3 and 3 configuration is acceptable.

• Style appropriate carriage doors 
are required on all garages. All 
carriage doors require glazing 
and style appropriate details.

• Glazing, wood trim, wood 
grids. Wood with aluminum 
or vinyl clad are acceptable.

• Glass shall be clear.  Windows 
only on garage doors or into 
bathrooms may be clear, frosted, 
tinted, or stained glass.

• Front doors shall be of a 
style appropriate to the 
style of the house.

• Garage doors may be natural 
or synthetic materials with 
natural appearance.

• Grids and windows 
shall be appropriate 
in style to the house.

• Windows shall 
be consistent on 
all four sides

R
oo

fs
 &

 F
ir

ep
la

ce
s

• Sloped roof are required on all homes. 

• Pitched roofs shall have 8” overhangs, or 
as appropriate for the style of the house.

• Doghouse and cantilevered 
chimneys shall be prohibited.

•  Natural or simulated 
slate or tile.

• Dimensional shingles 
(40-50 year). 

• Wood shakes 

• Copper.

• Single-ply membrane roofs 
allowed when hidden 
from public view.

• Painted metal

• Use of cornice lines 
are encouraged. 

• Bright colored roofs 
are not allowed.

L
ig

h
ti

n
g

• All lighting is to be directed downward.

• Sconce lights shall not be mounted higher 
than 7’ above finished floor elevation.

• Porch light fixtures shall not be 
mounted higher than 12’ above 
finished floor elevation.

• Lamp posts shall be located within 
20’ of the house and shall not 
encroach into sideyard setbacks

• Site lighting shall be downlights 
and full cut-off. Spotlights and 
floodlights shall be attached to the 
house. Uplights shall be prohibited.

• Landscape uplighting may be 
permitted with DRB approval. 

• Antiqued and painted materials 
including brass, steel, aluminum 
and copper are acceptable. 

• Fixtures with exposed 
bulbs are not permitted.

• Lighting should display 
a uniform, comfortable 
and warm appearance.
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C.  Single Family lot lanDSCape DeSign StanDarDS

1.  Residential Neighborhood 
Landscape Standards

Design Intent:  Purpose and design intent of 
this subchapter is to outline design quality 
parameters for the residential sub areas 
throughout Darby Braeside, as well as promote 
the preservation and replacement of trees 
removed through development.  These guidelines 
are provided as recommendations for various 
site conditions and design elements.  The 
following matrix identifies the specific minimum 
site design and landscaping requirements.  
All site layouts and planting plans and shall 
be subject to design review and approval by 
the DRB prior to any site work or installation.  
Landscape plans must be submitted indicating 
landscaping for the entire lot, including required 
landscaping, utility screening, and intended 
outdoor living areas such as patios or decks and 
play equipment. All side entry garages must 
be screened from adjacent lots. The landscape 
plans exclusive of seed/sod, and irrigation 
systems should cost a minimum of $10,000.
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90’ Build-To Zone

Street Zone is the 50 foot setback from street right-of-way that is reserved for street trees 
and meadow grasses that help to develop the character of the community and will be designed, 
installed, and maintained by the developer or Home Owners Association. Areas defined as mowed 
turf shall be maintained by the lot owner. 
 
Front Yard Zone is the area between the 50 foot setback line of the Street Zone to the front line 
of the primary structures. See Landscape Requirements 2 a. Foundation Planting, 2 c. Additional 
Foundation Planting and 4. Trees. 
 
Side Yard Zone is the area between the front and rear corner of the primary structures to the 
side lot lines. See Landscape Requirements 2 b. Secondary Foundation Planting, 2 c. Additional 
Foundation Planting and 4. Trees.

Rear Yard Zone is the area between the rear line of the primary structures to the rear lot line.

Build-To Zone is the 90 foot area, 80 to 140 feet from the street right of way, designated for 
placement of the front building lines and can vary within this range.  

2.  Single Family Lot Zone Diagram

R.O.W.

R
.O

.W
.
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3.  Single Family Lot Development Matrix

Landscape Requirements Main Drive Lots Cul de sac Lots Creek Side Lots

1.  Lot Entries
a. Driveways Driveways shall not exceed sixteen feet in width (excluding auto-courts).Drive-

way gates, piers, and lights shall be prohibited within any front or side yard 
setback. 

b.  Auto-courts Auto-courts of side-loaded garages shall be screened from the street and from 
adjoining lots with a 4 foot screen consisting of hedge, plantings, decorative 
fence, or walls complimentary with building architecture and materials. 

2.  Landscaping
a. Foundation Planting: 
Primary Street Frontage

• A planting bed shall be provided along the length of the entire 
elevation fronting a primary street, except for locations of doors and 
garage access and shall be a minimum depth of 6 feet at any point.

• The planting beds shall have one (1) ornamental tree and a continuous, 
full coverage planting of shrubs at minimum size at installation. 
Plantings shall be a mix of small and intermediate sizes, a mix 
of species, and a mix of evergreen and deciduous materials.

• Planting should be designed to coordinate with the architectural 
features of the adjoining building elevations. 

b. Secondary Foundation 
Planting: Corner 
lots, secondary street 
frontage, or other side 
elevations with exposed 
views (per DRB) 

The landscape plan must 
be approved by the DBR.

• A planting bed shall be provided along the length of the entire elevation 
fronting a secondary street, except for locations of doors and garage 
access and shall be a minimum depth of 3 feet at any point. 

• The planting beds shall be a continuous, full coverage planting 
of shrubs at minimum size at installation. Plantings shall 
be a mix of small and intermediate sizes, a mix of species, 
and a mix of evergreen and deciduous materials.

• Planting should be designed to coordinate with the architectural 
features of the adjoining building elevations.

• Corner lots, lots adjoining common open space, and lots that terminate 
streets or prominent vistas will be held to a higher standard of design and 
may be required to provide additional landscaping to meet DRB approval. 
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Landscape Requirements Main Drive Lots Cul de sac Lots Creek Side Lots

c. Foundation 
Planting: Minimum 
Plant Quantities

The Landscape Plan must be approved by the DRB.

d. Foundation 
Planting: Additional 
Plant Qualities

The Landscape Plan must be approved by the DRB.

3. Tree Preservation 
and Replacement 

The Landscape Plan must be approved by the DRB.

4. Trees • Front Yard Zone: Trees may be arranged along the 
driveway or in clumps with in the Front Yard Zone.  

• 30 feet from  Street Zone-2 shade trees (min.) 

• 31-59 feet from Street Zone-4 shade trees (min.) 

• 60-90 feet from Street Zone-6 shade trees (min.)

• Side Yard Zone: One shade tree and one ornamental tree is required in 
the Side Yard Zone per side elevation. Trees should be arranged to break 
up the building elevations or to correspond with building architecture. 
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5. Plant Material 
Specifications at 
installation

• Deciduous shade trees: 2.5 inch caliper

• Ornamental Trees: 1.5 inch caliper (if multi-stem: 6’ tall)

• Small Shrubs (Plants that mature to a height of up to 36 inches)

• 18 inches minimum height 

• Intermediate Shrubs (Plants shall mature to a height of 36 inches to 7 ft)

• 24 inches Minimum Height.

• All front-yard trees shall be selected from the approved plant list.

• All plants shall meet or exceed the standards defined in 
ANSI Z60.1: American Standards for Nursery Stock.

6.  Lawn For all lots, lawn may be seed or sod. Some lots will be required to have meadow 
grasses, to a varying degree, to the front of the house, in the Street Zone, these 
areas can be identified on the master plan.  

7.  Service Screening • All utility meters, air conditioning equipment, exhaust pipes, 
valve covers, irrigation equipment, other service structures, and 
architectural bump-outs shall be located to the side or rear of the 
building and shall be screened from view from any street. 

• Screen materials may include evergreen shrubs, a mix of 
evergreen and deciduous shrubs, decorative fences, or walls.  

• All materials shall be consistent with the home’s architecture 
and landscaping and shall reach a mature height that at 
minimum matches the height of the item being screened. 

• Exposed PVC vents, pipes, and risers shall be painted to 
blend with architecture. Utilities permitted within front 
yards with DRB approval shall be screened.

8.  Mailbox Mailbox, post, and address numbers and name plates shall be of a standard style 
specified by the master developer. 

9.  Recreational Facilities e.g. pools, tennis courts and basketball courts, must be located at the rear of the 
house and require DRB approval. All ancillary structures require DRB approval. 

10.  LP6 Fuel Tanks All LP6 fuel tanks are to be buried.

11.  Satellite Dishes All satellite dishes are limited to 2/lot and are to be hidden from the street.

Landscape Requirements Main Drive Lots Cul de sac Lots Creek Side Lots
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Fencing
1) Permitted fencing: 
 a) Open fences: A fence constructed for its functional, ornamental or decorative effect and, when    
  viewed at right angles, having not less than 50 percent of its vertical surface area open to light and air.   
  See Detail for examples. 

i) Open or partially open, (ornamental or decorative) fences shall be permitted and shall be 
no greater than four feet in height above the established grade, unless otherwise permitted 
herein. The partially open or open fence may be located only within the buildable area of 
the lot. These fences may be used to enclose the entire perimeter of the rear yard.

ii) Partially open or open accent fences may be located within the buildable area forward 
of the primary structure if limited to four feet in height and designed to only partially 
enclose an area. 

iii) Wire mesh fencing may be permitted when permanently fastened to the inside of a 
permitted open or partially open fence, with DRB approval.

iv) Pool fencing shall be ornamental and the appearance and shall meet the approval of the 
DRB.  Height and design parameters shall otherwise be governed by applicable state and 
local laws or health department regulations.

v) Open fences include  2, 3, and 4 rail fence, split rail fence, accent fence, and wrought iron 
fence.

vi) Partially open fences include picket fence, arbor fence, and trellis fence.
 b) Solid fences: A fence designed to inhibit public view and provide seclusion and, when viewed at   
  right angles, having more than 50% of its vertical surface area closed to light and air.
 See Detail for examples. 

i) Solid fences shall be permitted only in rear yards and shall be no greater than four feet 
in height, unless otherwise permitted herein, and shall not be used to enclose the entire 
perimeter of the property. 

ii) Such fences shall be located within the buildable area of the lot and only be used to 
enclose a deck or patio. 

iii) Solid fences shall not be located within a required side and rear yard and design and 
appearance must be approved by the DRB.

iv) Solid fences include board on board fence, alternating board on board fence, louver 
fence, ventilating fence, solid picket fence, stockade fence, palisade fence, and wall, 
stone or brick.  

2) A maximum of 20% of the lot may be fenced.

3) Prohibited fencing
 a) Chainlink, 
 b) Electrified, barbed wire, razor wire, and stockade fences. 
 c) Vinyl clad, plastic or pvc (polyvinylchloride) fences.

4) Other fencing:
a) The DRB may permit other fences similar in character and design to one or more of the permitted 

fences herein, upon application.

5) The use of landscape buffers using mixed plant material is encouraged where screening is desired. 
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1 shade tree and 
1 ornamental tree 
required when Rear 
Yard is visible

Secondary Foundation 
Planting required when 
Side Yard is visible

Street tree clusters by 
Developer in Street 
Zone

Meadow Grasses by 
Developer in Street 
Zone

Foundation planting

4’ decorative fence to 
screen auto-court

4’ solid fence 
permitted only in 
Rear Yard; limit to 
patio/deck area

4’ hedge to screen 
auto-courts

1 shade tree and 
1 ornamental tree 
required in Side Yard 
Zone per elevation

4’ wall (complimentary 
to architecture and 
materials) to screen 
auto-courts

2-6 shade trees required in 
Front Yard Zone, may be along 
driveway or in clumps

Foundation Plantings (1 
ornamental tree and a 
continuous planting of 
shrubs)

4.  Single Family Lot Landscape Design Diagram

Street tree clusters by 
Developer in Street 
Zone

Meadow Grasses by 
Developer in Street 
Zone

Additional Buffer 
planting when 
required by DRB.

4’ open or partially 
open fence permitted 
with in the buildable 
area 
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5.  Details 

a. Tree Protection Detail
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6. Reference Images 
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Plant List:  Front Yard Shade Trees
Botanical Name Common Name

Acer platanoides Norway Maple
Acer rubrum Red Maple
Acer saccharum Sugar Maple
Acer x freemanii Freeman Maple (various cultivars)
Betula nigra ‘Heritage’ Heritage River Birch
Carpinus betulus European Hornbeam
Carpinus caroliniana American Hornbeam
Carya ovata Shagbark Hickory
Corylus colurna Turkish Filbert
Fagus grandiflora American Beech
Fagus sylvatica European Beech
Ginkgo biloba Ginko
Gleditsia triacanthos var. inermis Thornless Honeylocust
Gymnocladus dioica Kentucky Coffeetree
Liquidambar styraciflua Sweetgum

Lirodendron tulipifera Tuliptree
Nyssa sylvatica Blackgum
Quercus alba White Oak
Quercus palustris Pin Oak
Quercus rubra Red Oak
Quercus shumardii Shumard Oak
Ulmus x (various improved varieties) Elm
Zelkova serrata Zelkova
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Plant List:  Ornamental Trees
Botanical Name Common Name

Acer ginnala Amur Maple
Acer grisseum Paperbark Maple
Acer palmatum Japanese Maple
Acer tataricum Tatarian Maple
Amelanchier laevis Alleghany Serviceberry
Amelanchier x grandiflora Apple Serviceberry
Betula nigra ‘Fox Valley’ Fox Valley River Birch
Cercis canadensis Redbud
Cornus alternifolia Pagoda Dogwood
Cornus kousa chinensis Chinese Dogwood
Cornus mas Cornelian Cherry
Crataegus (various) Hawthorn
Halesia carolina Carolina Silverbell
Magnolia virginana Sweetbay Magnolia
Malus (various) Flowering Crabapple
Prunus (various) Flowering Cherry / Plum
Quercus glandulifera Konara Oak
Sassafras albidum Sassafras
Syringa reticulata Japanese Tree Lilac

Notes:  Each species of plant has unique growth characteristics.  Likewise, each species of plant 
has varying needs for particular site conditions.  Plants from this list should be matched to ap-
propriate locations, considering the unique conditions of each site, including soil characteristics, 
drainage, micro climate and seasonal changes, maintenance availability.  Plants should be scruti-
nized for ultimate size, growth rate, and need for maintenance, so as not to over-grow their in-
tended locations.  No plant stops growing once it reaches it’s “mature” size.  It is recommended 
that a horticulturist and/or a landscape architect be consulted when choosing landscape materials 
and locations.
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June 5, 2015 
 

Bradley Bodenmiller 
9676 E. Foundry St. PO Box 219 
East Liberty, Ohio 43319 
 
Re:Darby Braeside Subdivision 

Preliminary Plat Review 
 
Bradley, 
 
We have completed our review for the above plans received May 26, 2015 and recommend it to be 
approved with the following modifications: 
 

1. Zoning will need to be approved through Jerome Township prior to the approval of the final 
plat.  Please note that Jerome Township revised their zoning code in May of 2015, which 
may have an effect on this development.  Please contact Jerome Township for further 
information. 

2. ODOT access approval will need to be submitted. 
3. Health Department approval will be needed prior to construction drawing approval by our 

office.  While lots appear to meet minimum size requirements, the effective buildable area 
of many lots is significantly reduced by the presence of the flood plain. 

4. Any new construction, filling or storage of materials within a designated FEMA flood hazard 
areas will be required to get a Flood Hazard Permit through the Union County Building 
Department. 

5. Show 2’ berm on pavement cross section. 
6. Show cross section for 24’ width pavement. 
7. Provide design details for the arched culvert crossing. 
8. Reroute existing drive at 8717 SR 736 to Wycliffe Dr. 
9. Show the 100yr storm elevations for the ditches throughout the site. 
10. All reserves with detention basins need to have access provided with maintenance 

easements.  
11. Stormwater easements for swales should be at least 30’ wide or the width of the water 

spread, whichever is greater. 
12. Submit stormwater calculations. 
13. Provide calculations for culvert sizing. 
14. What is pavement section of walking path – delineate change of pavement type at the 

transition from public road r/w (at turn around) to walking path. 
15. Provide temp barricade at the end of Fitzhamon and the temporary turnaround. 
16. Need to include off-site drainage areas in stormwater trib map. 
17. Do not see an easement or any mention of an existing tile along the back side of existing 

homes on SR 736.  Need to investigate tile location, document, reroute (if necessary) and 
provide easement across subdivision to outlet. 
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18. Does the Developer still plan to install an entrance feature?  Need to provide easement or 
dedicated Open Space lot at entrance to allow for feature. 

19. The following Union County Standard Deed Restrictions shall be placed on the Final Plat: 
1-3,5,6b,8-11,14b, and 15. 

20. Please submit a copy of the deed restrictions and covenants for review.   
21. The Developer will be required to sign a Ditch Petition for the maintenance of off-site storm, 

ditches, and retention facilities.  
22. Submit copy of EPA Stormwater NOI (when available) 

 
 
In accordance with 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, feel free to contact me at (937) 645-3122. 

 
Sincerely, 

 
 
 
 

Luke Sutton 
Project Engineer 
Union County Engineer 
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June 4, 2015 
  
Bradley Bodenmiller 
LUC Regional Planning Commission 
9676 E. Foundry St.  
East Liberty, OH 43319 
 
RE: URE notes for Darby Braeside 
 
Brad, 
 
Ron Rockenbaugh and Martin Nicol noted comments per paper drawings received 
05/26/15. Drawing set of 30 pages issued preliminary drawings for Darby Braeside, 
Dated 05/18/15: 
 

1) Drawing 1/30 – Title Sheet 
a) Noted 48 lots in a subdivision of 154.568 Acres – URE CIAC will be 

based on material/labor cost per Single – Family Residence per Terms 
and Conditions for Supplying Electric Service. 

 Average of 0.31 Lots / Acre 
Or 
 3.22 Acres / Lot 

a) Will roadways be dedicated public roadways maintained by a 
governmental authority? 

b) Request 10 ft easement adjacent to Mankato Subdivision. Easement to 
be used to serve lots 1 through 4 from Mankato Subdivision facilities. 
URE propose to replace existing overhead with underground facilities. 

c) Proposed to provide one side of a loop development with a tap 
between lots 1 and 2 from Mankato Subdivision circuit. 

d) Propose to serve the majority of lots from road with offsets to 
transformer locations closer to the homes. 

e) Request AutoCAD drawings when available for URE mapping system 
to review for possible layout considerations and CIAC estimates. 

f) URE request easement facilities from proposed layout be included on 
the final plat. 

g) Will any of the basins require electric service? 
h) Will electric service be required for entrance or street lighting? 
i) Does developer known the service requirements of the homes? 200 

amp or 320 amp services.    
 

2) Drawing 2/30 – Typical Section & Details 
j) Because home location are setback from roadway URE may need to 

offset transformers on property lines opposite side of sewage 
absorption area. 
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k) URE will not cross sewage absorption areas. 
l) What are the restriction for the 50 ft isolation radius at the wells? 
m) When possible URE request transformers to be placed on property line 

to serve two homes (minimal). 
n) Require 20 ft easement for primary and secondary facilities to reach 

transformer / pedestal locations. When on property line require 10 ft 
easement on each of the adjacent properties. 

o) Note URE road crossing drawing (attached) for Typical Pavement 
Section 

p) Noted Road Right-of-way at 60 ft.  
 

3) Drawing 3/30 – General Notes & Quantities 
q) Under Utilities: Request some type of reference to URE’s road 

crossing conduit requirements. See attachment to email 
r) Under Utilities: Developer to install conduit crossings for Robinson 

Run Creek or other such waterways per Ohio EPA requirements. 
 

4) Drawing 4 & 5/30 – Plan/Profile Wycliffe Dr. 
s) Noted 10 ft utility easement on both sides of roadways. Need to have a 

total of 20 ft easement if additional easements are adjacent. 
t) Request 20 ft easements adjacent to SR 736 road right of way. 
u) Verify setback designations have easement reserved for Private 

Utilities consisting of Electric, Phone and Cable (acceptance of joint 
use agreement)   

 
5) Drawing 6 & 7/30 – Plan/Profile Fitzhamon Dr. 

b) Noted 10 ft utility easement on both sides of roadways. URE require 
20 ft easements. 

c) Verify setback designations have easement reserved for Private 
Utilities consisting of Electric, Phone and Cable (acceptance of joint 
use agreement). 

 
6) Drawing 8/30 – Plan/Profile Sterling CT. & Ballantyne Ct. 

d) Same as Item 5 above. 
 

7) Drawing 9/30 – Plan/Profile Claverhouse Ct. 
e) Same as Item 5 above. 

 
8) Drawing 10/30 – Overlot Grading/Utilities 

f) URE will not be responsible for silt fence if placed in easement area 
for lots 1 through 4. 

g) Noted 10 ft utility easement on both sides of roadways. URE require 
20 ft easements per Terms and Conditions for Supplying Electric 
Service. 

 
9) Drawing 11/30 – Overlot Grading/Utilities 

h) URE will not be responsible for sediment fence if placed in easement 
area. 
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i) Noted 10 ft utility easement on both sides of roadways. URE require 
20 ft easements per Terms and Conditions for Supplying Electric 
Service. 

 
10) Drawing 12/30 – Overlot Grading/Utilities 

j) URE will not be responsible for sediment fence if placed in easement 
area. 

k) Noted 10 ft utility easement on both sides of roadways. URE require 
20 ft easements per Terms and Conditions for Supplying Electric 
Service. 

 
11) Drawing 13/30 – Overlot Grading/Utilities 

l) URE will not be responsible for sediment fence if placed in easement 
area. 

m) Noted 10 ft utility easement on both sides of roadways. URE require 
20 ft easements per Terms and Conditions for Supplying Electric 
Service. 

 
12) Drawing 14/30 – Overlot Grading/Utilities 

n) URE will not be responsible for sediment fence if placed in easement 
area. 

o) Noted 10 ft utility easement on both sides of roadways. URE require 
20 ft easements per Terms and Conditions for Supplying Electric 
Service. 

 
13) Drawing 15/30 – Storm Profiles 

p) No comments 
 

14) Drawing 16 - 29/30 – Cross Sections 
q) No comments 

 
15) Drawing 30/30 – Erosion Control 

r) URE will not be responsible for silt / sediment fence if placed in 
easement area. 

 
Please contact me with questions or concerns. 

 
Thanks, 
Ron Rockenbaugh 
Manager of Engineering Services 
Union Rural Electric Cooperative, Inc. 
PO Box 393 
15461 US Route 36 
Marysville, Ohio 43040 
Cell: (937) 537-0369 
Direct: (937) 645-9241 
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STREET OR ROAD

LOWEST     LOCATION IN R/W

CAP
ENDS

CAP
ENDS

END OF CONDUIT MARKER

END OF CONDUIT MARKER

4" GRAY ELECTRICAL
GRADE CONDUIT
SCHEDULE 40 OR 80
(NUMBER AND SCHEDULE OF CONDUITS DETERMINED BY URE)

"A"

"A"
SECTION "A"-"A"

R / W R / W

BACK OF CURB
OR BERM

Utility
Easment

Utility
Easment

4' 4'

PAVEMENT SECTION

COMPACTED GRANULAR BACKFILL REQUIRED FOR ALL TRENCHES
AND PIPE SEPARATION ON ALL MULTI-COUNDUIT INSTALLATIONS.
CONTROLLED DENSITY FILL ON ALL CONDUIT WITH LESS THAN 2"
OF COVER FROM STREET SUBBASE

UTILITY CONDUIT DETAIL
NOT TO SCALE

SECTION "A"-"A"

36-48"
COVER

RIGHT-OF-WAY

OR

BACK OF CURB
OR BERM

ELECTRICAL MARKER TAPE
TO BE INSTALLED 1FT ABOVE CONDUIT

PHONE & CABLE CONDUITS

URE CONDUITS

MARKER TAPE

4" SCH. 40 OR 80 GRAY ELECTRICAL GRADE CONDUIT
(NUMBER AND SCHEDULE OF CONDUITS DETERMINED BY URE)

ROAD OR STREET CROSSING
TYPICAL

JULY 2014

THE PARTY IN CHARGE OF THE TRENCHING ALSO HAS THE
FOLLOWING RESPONSIBILITIES IN ORDER TO MAINTAIN A SAFE
AND EFFECTIVE UNDERGROUND CABLE INSTALLATION

1.)SCHEDULEING OF URE TRENCH / CONDUIT INSPECTION MUST
BE AT LEAST 2 DAYS IN ADVANCE. FAILURE TO PROPERLY
COORDINATE THIS WORK WITH URE MAY RESULT IN ADDITIONAL
TRIP CHARGES(S) AND/OR ADDITIONAL EXCAVATION COSTS TO
THE CUSTOMER. URE SHALL DETERMINE THE ROUTING OF THE
TRENCH

2.) NOTIFY OHIO UTILITIES PROTECTION SERVICE (OUPS)
800-362-2764 AT LEAST TWO WORKING DAYS PRIOR TO
TRENCHING. THIS ALLOWS TIME TO LOCATE EXISTING
UNDERGROUND FACILITIES.

3.) ENTIRE TRENCH ROUTE MUST BE AT LEAST 36 INCHES
MINIMUM DEPTH.

9.) CALL (937) 642-18-26 OR (800) 642-1826 FOR ADDITIONAL
INFORMATION AS NECESSARY.

10) CONDUIT TO HAVE A MINIMUM PITCH OF 1 INCH PER 10
FEET.

11) INSTALL CONDUIT MARKERS AT ENDS.

12) CAP CONDUIT ENDS.

13) BACKFILL PER GOVERNMENT AUTHORITY OR COMPACTED
GRANULAR BACKFILL TO BE MACHINE TAMPED WITH EVERY 6
INCHES OF RISE USING ODOT 304 CRUSHED AGGREGATE.

4). CLEARING OF ALL DEBRIS AND STONE FROM THE OPEN
TRENCH.

5.) REPAIRING OR RETRENCHING CAVE-INS ETC. AS REQUIRED
BY URE

6.) IF DITCH IS NOT ADEQUATE WHEN A LINE CREW ARRIVES, A
TRIP CHARGE ACCORDING TO THE COOPERATIVE'S TERMS AND
CONDITIONS FOR SUPPLYING ELECTRIC SERVICE WILL BE
ASSESSED.

7.) THE PROPERTY OWNER/EXCIVATOR HAS FULL
RESPONSIBILITY FOR REPAIRING CUT/DAMAGED DRAIN TILE OR
ANY UNDERGROUND FACILITIES SUCH AS WATER LINES, LEACH
BEDS, ELECTRICAL LINES, ETC.

8.) HAND DIG AREAS WHICH ARE WITHIN 2' OF URE OWNED
EQUIPMENT.
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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 

 

Applicant:  

Jerome Township 
c/o Anita Nichols 

9777 Industrial Parkway 
Plain City, Ohio 43064 

(614) 873-4480 
 

Request:  

This request is to review a zoning text amendment to the 
Rural Residential (RU) District of the Jerome Township 
Zoning Resolution. The amendment proposes to reduce the 
minimum lot size from 2 acres to 1.5 acres, to reduce the 
minimum lot frontage from 200 feet to 150 feet, and 
prohibits flag lots having an access strip less than the 
minimum width of 150 feet. 
 

Location:  

Jerome Township is in Union County. 
 

  
Staff Analysis:  

The Township increased the minimum lot size and minimum 
lot frontage when it passed its new Zoning Resolution. This 
moved those minimums closer to the recommendations in 
the Comprehensive Plan. 
 

Prior to that increase, earlier this year, the U-1 minimum lot 
size was 65,400 square feet with on-site sewage and 20,000 
square feet with group or central sewage treatment. The U-1 
minimum lot width was 150 feet. 
 

The Comprehensive Plan recommends lot splits in the 
Agriculture/Rural areas to be a minimum 3 acres in size or 
larger to meet county requirements for septic and well 
systems. Where utilities become available, conservation 
Planned Development Districts should be contemplated. 
Additionally, lot splits in the Low Density District are 
recommended to be closer to 3 acres due to the soil and lot 
size requirements for on-site septic systems. 
 

Staff notes the “purpose and intent of the RU District is to 
preserve the rural character and provide for land which is 
suitable or used for very low density residences.” 
 

 Union County Health Department  
Staff requested comments from the Union County Health 
Department regarding this proposal. The Department 
indicated that 3-4 bedroom houses have sewage treatment 
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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 

systems (STS) that range between 160 feet to 208 feet long. A 
lot that is too narrow or too shallow can be problematic, 
depending on the direction that the contours run. For more 
information, refer to the email and diagram provided by the 
Health Department. 
 

Also, the Health Department offered comments about RU 
District regulations unrelated to minimum width and lot size. 
If the Township is interested in inclusion of those comments, 
staff recommends submitting a new Zoning Amendment. 
This is because staff recommends those comments apply to 
more districts than just the RU District. 
 

  
Staff 

Recommendations: 

 

Staff recommends DENIAL of the proposed zoning 
amendment based on the purpose and intent of the RU 
District, the Comprehensive Plan, and the practical reasons 
submitted by the Union County Health Department. 
 

  
Z&S Committee 

Recommendations: 
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From: Jim Cogar [mailto:jim.cogar@uchd.net]  
Sent: Thursday, June 04, 2015 3:54 PM 
To: Brad Bodenmiller 
Cc: Holly Rast; Marcia Dreiseidel 
Subject: Re: Minimum lot size and width 

 
Brad, 
 
Rgarding the Jerome Township Zoning Resolution you sent me, my comments are as follows: 
 

 
Would recommend adding something to the effect of.....Prior to approving/permitting the 
construction of the aforementioned items, including but not limited to ponds, driveways, 
geothermal systems or any other hardscapes, the Union County Health Department shall be 
contacted to ensure and approve that any proposed construction or excavation does not 
encroach within the required isolation distances from existing and replacement sewage 
treatment system areas and private water systems.  
 

 
Requiring a minimum road frontage of 150 feet for flag lots or otherwise has and will 
continue to cause hardships from both a financial and land use perspective. This is 
particularly the case when the land contours run parallel to the road, (see attached 
example).  In general, 3-4 bedroom houses have sewage treatment systems (STS) that range 
between 160 feet to 208 feet long and when land contours run parallel to the road on a lot 
that is 150 foot wide, it creates financial hardships when designing and installing the 
STS.  The result is a STS footprint that takes up significantly more space than a lot with 
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contours running perpendicular to the road or a flag lot with a narrow access strip and a 
larger more user friendly flag area. 
 
In the interest of progressive public planning and practical land use management, every 
consideration should be given to approve new parcels that are being proposed with less 
than 150 feet of frontage when the aforementioned conditions exist. 
 

 
Would recommend adding something to the effect of.....Prior to approving/permitting the 
construction of the aforementioned items, including but not limited to ponds, driveways, 
geothermal systems or any other hardscapes, the Union County Health Department shall be 
contacted to ensure and approve that any proposed construction or excavation does not 
encroach within the required isolation distances from existing and replacement sewage 
treatment system areas and private water systems.  
 

 
May want to consider revising the square footage requirement from an "overall sq. 
footage" requirement to a "sq. footage per bedroom" requirement.  Meeting with 
homeowners on a weekly basis and being a home inspector for the SLIPS program (Seniors 
Living Independently and Safely Program), there is a growing trend and county-wide 
support for seniors to live longer in their homes, independently.  Many of the seniors I meet 
with express interest in down-sizing and plan to build homes with one or two 
bedrooms.  Situations like these often come with house plans of less than 1200 sq. feet of 
floor area.  In the interest of our seniors, The SLIPS program, and the philosophy of our 
county and community partners regarding independent living, every consideration should 
be given for approval when reviewing house plans of less than 1200 sq. feet. 
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Thank you,       
  
 
 

Jim Cogar R.S. 

Deputy Director  

Environmental Health Division 

Union County Health Department 

940 London Ave. Suite 1100 

Marysville, Ohio 43040 

Office: (937) 642-2053 

Direct: (937) 645-2041 

Fax: (937) 645-3047 

jim.cogar@uchd.net.          

www.facebook.com/unioncohealthdept 

www.uchd.net 

 

CONFIDENTIALITY NOTICE 
  
This email and any files transmitted with it are intended only for the use of the individual or entity to which it is 
addressed and may contain information that is privileged, confidential, and prohibited from redisclosure under 
applicable law.  If the reader of this notice is not the intended recipient; you are hereby notified that any 
dissemination, distribution, or copying of this communication is strictly prohibited.  If you have received this 
communication in error, please notify the originator of this message immediately. 
 
On Wed, Jun 3, 2015 at 9:41 AM, Brad Bodenmiller <bradbodenmiller@lucplanning.com> 
wrote: 

Jim, 
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Attached is a proposed Zoning Resolution Amendment from Jerome Twp (U)—it is a very quick 
read. The changes proposed are in red—see items 1., 2., and 3. on page 2/4. 

  

Please review and let me know how it relates to the Health Department’s regulations. If possible, 

can you email me a comment to include in my staff report before the end of the day this Friday? 

  

Thanks in advance! 

  

Bradley J. Bodenmiller 

Planner II | LUC Regional Planning Commission 

P.O. Box 219 | 9676 E. Foundry | East Liberty, Ohio 43319 

P: (937) 666-3431 | F: (937) 666-6203 

www.lucplanning.com | Find us on Facebook! 
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Logan-Union-Champaign 
regional planning commission 

 

Staff Report – Jerome Township Rezoning Application 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee  

 

Applicant:  

Schottenstein Real Estate Group 
c/o William Westbrook 

2 Easton Oval #510 
Columbus, OH 43219 

(614) 571-1159 
williamrwestbrook@yahoo.com 

 

Request:  

Request is to rezone 2 parcels and a portion of another 1 
parcel to Planned Development (PD) District. Those parcels 
and their acreages are listed below: 

 Portion of 1700310360000 (11.815 acres) 

 170031038000 (46.948 acres) 

 1700310381000 (1.667 acres) 
 

Total acreage 

 60.43 acres 
 

Acreage to be rezoned 

 60.43 acres 
 

Current use 

 Farmer’s market, single-family dwelling, agriculture 
 

The proposal divides the PD into 4 subareas. The proposed 
uses for each subarea are listed below. 

 Subarea A – Residential will include: 
o Multi-family rental residential 

 Subarea B – Senior Residential will include: 
o Nursing care facilities – 623110 
o Continuing care retirement community – 6233 
o Multi-family rental residential 

 Subarea C-1 & C-2 – Commercial will include: 
o All permitted uses in the Local Retail District, 

except gasoline stations, and smaller-scale office 
uses. Examples include: optical good stores, 
insurance related activities, tax preparation, 
photography studios, offices of real estate agents 
and brokers, administrative and support services, 
and day care services. 

o Subarea C-1 & C-2 – Commercial will also include 
uses that allow the Jacquemin Family Farmer’s 
Market to continue to operate consistent with 
present operations, including farming in smaller 
fields. Examples include: specialty food stores, 
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Logan-Union-Champaign 
regional planning commission 

 

Staff Report – Jerome Township Rezoning Application 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee  

beer/wine/liquor stores, retail bakeries, 
restaurants, breweries, gift/novelty/souvenir 
stores, and farm-related entertainment. 

 

According to the Zoning Plan, the areas propose: 

 Subarea A: 300 dwelling units on 35.99 acres or 8.3 
dwelling units per acre 

 Subarea B: 250 beds on 11 acres 

 Subarea C-1: 15,000 square feet per acre on 5.5 acres 

 Subarea C-2: 15,000 square feet per acre on 5.9 acres 
 

The applicant proposes 12 acres of open space on a net 
acreage of 58.39 or 20.6%. The total open space required by 
the Zoning Resolution is 20%. 
 

Location:  

The site is on the east side of US Highway 33: 

 North of and adjacent to Weldon Road 

 South of the Glacier Ridge Metro Park 

 West of Hyland-Croy Road 
 

Adjacent zoning is: 

 North is RU (Metro Park and single family uses) 

 South is RU (agricultural use) 

 West is US 33 and COM (use described as industrial) 

 East is RU in the Township and Planned Low Density 
Residential in Dublin 

 

 
 

 

Staff Analysis:  

General Comments 
Strike multi-family rental residential from Subarea B uses. 
The intent of Subarea B is for senior residential uses similar 
to Community Care Facilities, not the multi-family rental 
residential noted in Subarea A. 
 

Because an increase in density is requested, the Township 
can require the developer to increase the number of 
neighborhood connections and amenities. 

 Larger open spaces should include trails or sidewalks. 

 Outreach to Metro Parks about a connecting path. 
 

Increase the setback from US Highway 33 to 80’ and add 
mounding with increased landscaping to meet the 
requirements of the PD District. A minimum 80’ between the 
right-of-way of the public street and rear setback line of lots 
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Logan-Union-Champaign 
regional planning commission 

 

Staff Report – Jerome Township Rezoning Application 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee  

and increased landscape buffers are required by the Zoning 
Resolution. 
 

Require mass and size for buildings in Subarea B and 
Subareas C-1 and C-2. This may be a simple solution, such as 
establishing minimum and maximum building sizes. In 
Subareas C-1 and C-2, this will encourage separate buildings, 
which appears to be the intent of the Zoning Plan. 
 

In Subareas C-1 and C-2, require minimum/maximums for 
signage—setbacks for freestanding signs, widths for 
freestanding signs, and area for wall signs. 
 

Require approval from the Union County Engineer’s Office 
prior to the Township’s approval to make sure the proposal 
meets that Office’s requirements for Public Improvements 
and Access (PD Regulations, 500.06, 4. & 5.). 
 

Comment on Density 
In its update of the Comprehensive Plan, the Township 
should better-define what it wants to see in the Mixed Use 
Office/Retail district, including densities for High Density 
Residential and Commercial. Consider including more detail 
about the mix of uses in Mixed Use Office/Retail. 
 

The Jerome Township Comprehensive Plan identifies this 
property as Mixed Use Office/Retail. It is not 
Office/Research/Medical or Flex Office/Light Industry. 
 

A reading of the Mixed Use Office/Retail gives ambiguous 
direction, “Mixed use developments feature a mix of 
commercial uses and sometimes contain 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…Areas of mixed use can be smaller in 
scale and can infill near higher density ‘community centers’ 
or can be much larger in scale and located closer to high 
traffic areas.” 
 

Because the Mixed Use Office/Retail does not identify 
densities for High Density Residential, staff assumes those 
densities are the same or similar to the recommendations for 
High Density Residential. That section reads, “High Density 
Residential uses typically have densities ranging between 3 
and 6 dwelling units per acre and…may include…a variety 
of housing alternatives for young professionals, starter 
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Logan-Union-Champaign 
regional planning commission 

 

Staff Report – Jerome Township Rezoning Application 
 

 
For Consideration by LUC Regional Planning Commission Executive Committee  

homes for young couples, empty nesters, and retired or 
elderly citizens making it possible for these people to stay in 
the community.” 
 

The PD District Regulations read, “Increases in density 
should be supported for increased architectural and 
landscape standards and creative site planning that 
contributes to the desirability of the community. (PD 
District, 500.07, 2.)” 
 

The PD District Regulations read, “The density of general 
commercial development should not exceed 10,000 square 
feet per acre, absent special circumstances.” It also reads, 
“In addition a higher density may be approved by the 
zoning commission to accommodate mixed use projects and 
other innovative and sustainable planning features. Design 
standards should be incorporated into the Zoning Plan 
which will improve the aesthetic quality of this type of 
development (PD District, 500.07, 5.).” 
 

  
Staff 

Recommendations: 

 

Staff recommends APPROVAL of the application to rezone 
2 parcels and a portion of another 1 parcel to PD with the 
condition that all staff comments be incorporated. 
 

The parcels and their acreages are listed below: 

 part of 1700310360000 (11.815 acres) 

 170031038000 (46.948 acres) 

 1700310381000 (1.667 acres) 
 

  
Z&S Committee 

Recommendations: 
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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  

 

Zoning & Subdivision Committee 
Thursday, June 11, 2015 

 
The Zoning and Subdivision Committee met in regular session on Thursday, June 11, 
2015, at 12:34 pm at the LUC East Liberty Office.  Zoning & Subdivision Committee 
Members were in attendance as follows:  Pam Babjack, Brad Bodenmiller, Cale Jacobs 
for Scott Coleman, Wes Dodds, Chad Flowers, Dave Gulden, Charles Hall, Paul 
Hammersmith, Heather Martin, Mark Mowery for Steve McCall, Bill Narducci for Jeff 
Stauch, Skyler Wood and Andy Yoder.  Absent Members:   
 
Guests included:  Frank Albanese, ISL Communities; Bill Pizzino, Pizzino Engineer; 
Glen Dugger, Smith & Hale; Bill Westbrook, Consultant; Don Hunter, Schottenstein 
Real Estate. 
 
Charles Hall chaired the Zoning & Subdivision Committee Meeting. 
 
Andy Yoder moved a motion to approve the minutes from the April 9, 2015 meeting as 
written and Wes Dodds seconded.   All in favor.   

 
1. Darby Braeside Preliminary Plat (Union County) – Staff Report by Brad 

Bodenmiller 
o Bill Narducci shared the Union County Engineer’s letter of approval.  
o Brad struck his comment about prohibition of dead end drives from the 

staff report. He did not realize it was intended as a connection to the 
adjacent parcel in the event of a future subdivision. 

o Brad stated the Health Department me with the developer and is 
comfortable moving-forward with approval of the Preliminary Plat 
contingent on their approval of the STS and well systems. 

o Charles – Who will maintain and mow that property at the cut off road by 
the Darby? 

 Bill Pizzino – The Homeowner’s Association will take care of it; 
currently the landowner is taking care of the property 

o Bill Narducci moved a motion to recommend approval with conditions of 
the Darby Braeside Preliminary Plat including staff and reviewing agency 
comments and Andy Yoder seconded.  All in favor. 

 
2. Review of Jerome Township Zoning Text Amendment, Minimum Lot Size & 

Width in RU District  (Union County) – Staff Report by Brad Bodenmiller 
o Charles – This will create an issue for homeowners. 
o Wes – Brad’s review is right on the money, why would we encourage the 

township to decrease minimum lot sizes in the RU District after they just 
set it for rural? 
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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  

o Wes Dodds moved a motion to recommend denial of the Jerome Township 
Zoning Text Amendment regarding Minimum Lot Size and Width in the 
RU District and Pam Babjack seconded.  All in favor. 

 
3. Review of Jerome Township Parcel Amendment, Jacquemin Farms  (Union 

County) - Staff Report by Brad Bodenmiller 
o Charles – What is the access to that? 

 Brad – They have an entrance on Weldon Road and Hyland-Croy. 
o Paul – Did a Traffic Impact Study happen? 

 Bill Westbrook – We are working on that and will share with the 
county and city within the next few weeks. 

 Bill Narducci – A full blown Traffic Impact Study? 

 Bill Westbrook – Yes. 
o Bill Narducci – Our office has not been approached about this in regards 

to traffic improvements. 
 Bill Westbrook – I’m aware of this. 

o Charles – So you’re asking for approval before we know what needs to 
happen to improve traffic? 

o Bill Westbrook – We’re very understanding that the township has to have 
approval before they pass on this. 

o Dave – LUC is involved with the 33 corridor group. 
o Charles – If this gets denied what do they have to do after this? 

 Brad – The Township forwards it asking for a recommendation, we 
give them our recommendations, they don’t have to follow it. 

o Bill Narducci – We don’t have any infrastructure information to make a 
call, they need our approval before they can approve a land use? 

 Brad – It doesn’t say that now. 
 Bill Narducci – Before it gave the option. 
 Brad – The PUD Regulations, which were replaced last month by 

the new Zoning Resolution, mentioned Traffic Impact Studies. The 
new Zoning Resolution, the PD Regulations, do not make mention 
of Traffic Impact Studies. They only mention requirements for 
public improvements and access. 

o Bill Westbrook – We know we need to do a Traffic Impact Study and don’t 
have an expectation of the township approving it until it’s done; we 
recognize from LUC’s stand point that makes reference to the Traffic 
Impact Study, we agree generally and it’s up to the township to decide 
that.  We’re not looking to try and get out of doing the Traffic Impact 
Study. 

o Don Hunter – We’ve retained a Traffic Impact Study, we’re looking to 
rezone a Dublin property we understand that we have to have a 
cooperative agreement between Dublin and Union County.  There’s a 
number of traffic signals we’re going to be submitting.  It has some 
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complexities to it so we’re happy to have some conditions attached to it.  
We anticipate that it’s going to be an extensive development.  We don’t 
have any problem having our feet held to the fire to do that. 

o Bill Westbrook – Your staff report already has that as one of the 
recommendations so you’ve already put that in place, so having a favorable 
approval doesn’t take that action away 

o Don Hunter – Our intent is to talk about land use and that we want to 
develop with road improvements and an agreement with all the 
jurisdictions. 

o Bill Narducci – My concern is that we’re running into the same type of 
issue for another site; they’re behind of the Traffic Impact Study but 
they’ve started developing.  I’m sure that’s not your intentions now. 

o Don Hunter – Would you be comfortable with a precise condition that 
says exactly what you want that would be with the approval?  That all have 
to be completed prior.  We welcome a condition that requires the 
Engineer’s Office approval. 

o Bill Narducci – What we’re giving is just a recommendation to the 
Township, they can do whatever they want with that.  At the Township 
level they have to know the importance of the Traffic Impact Study.  It’s 
my strong recommendation that we have to have the Traffic Impact Study 
completed and improvements in place before the Township approves it. 

o Wes Dodds – Other than the Traffic Impact Study, is there any other 
concerns on land use? 

o Don Hunter – We are happy to have that stipulation, we won’t start 
construction or get financing without it.  It’s important to us to work with 
all entities to do what’s needed.  We’re fine to have your statement be a 
clear expectation as a developer to have your approval.  There’s a clear 
MOU. 

o Bill Narducci moved a motion to recommend approval of the Jerome 
Township Parcel Amendment regarding Jacquemin Farms PD with staff, 
reviewing agency and Zoning and Subdivision Committee comments and 
with extreme caution regarding the Traffic Impact Study that approval 
letters from being reviewed by both the Union County Engineer’s Office 
and the City of Dublin be required before any action from the Township be 
made a and Paul Hammersmith seconded.  All in favor. 

 
The Zoning and Subdivision Committee adjourned at 1:12 pm with Wes Dodds moving 
the motion to adjourn and Andy Yoder seconded.  All in favor. 
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