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Franklin County Planning Commission 

 

Franklin County Courthouse 
373 South High Street - Lobby 

Meeting Room B, 25th Floor 
Columbus, OH  43215 

 

Wednesday, October 12, 2016 
1:30 pm 

 
 

1. Call roll for board members 
 

2. Introduction of staff 
 

3. Swearing in of witnesses 
 

4. Approval of minutes from the September 14, 2016 meeting 
 

5. New Business: 
 

i. 667-FP(c) – Matt Brown  
Applicant/Owner: Pulte Homes of Ohio LLC – Joel West 
Engineer: EMH&T - Matthew Kirk 
Township: Jefferson Township 
Site: 1290 N Waggoner Rd. (PID #171-000029) 
Acreage: 6.225 acres 
Utilities: Public water and wastewater 
Request: Requesting final plat approval of the Villages at Jefferson Run Phase 3 

subdivision to allow the creation of 26 lots and 1 reserve. 
 

ii. 677-V – Brad Fisher  
Applicant/Owner: Jefferson Grove One LLC 
Agent: Heather King 
Township: Jefferson Township 
Site: 0 Kenny Rd. (PID #171-000004) 
Utilities: N/A 
Request: Requesting a Variance from Section 501.05 of the Franklin County 

Subdivision Regulations to allow the creation of a lot that exceeds the 
maximum depth to width ratio. 

 



 

 

 

 

 

iii. JEFF-16-09 – Matt Brown 
Applicant: MI Homes – Daivd Hodge 
Owners/Sites: Linda L. Holliday TR - 2865 Darling Road (PID #170-000010) 

Gary R. Kitsmiller TR - 0 Darling Road (PID#170-000767) 
Forrest A. Lines - 0 Reynoldsburg-New Albany Road (PID# 170-001851) 
Diana L. Garvey - 2635 Reynoldsburg-New Albany Road (PID# 170-001910) 
Linda L. Holliday TR - 0 Darling Road (PID# 170-002307) 
Ryan G. Kitsmiller - 2860 Darling Road (PID# 170-003876) 

Township: Jefferson Township 
Acreage: 62.1-acres 
Utilities: Public water and wastewater 
Zoning: Restricted Suburban Residential (RSR) 
Request: Requesting to rezone from the Restricted Suburban Residential (RSR) District 

to the Planned Suburban Residential District (PSRD) to allow for the 
development of 75 single-family homes. 

 
6. Adjournment of meeting to November 9, 2016 
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MINUTES OF THE 
FRANKLIN COUNTY PLANNING COMMISSION 

Wednesday, September 14, 2016 

The Franklin County Planning Commission convened in Meeting Room A, Franklin County Courthouse, 
373 South High Street, Columbus, Ohio, 43215, on Wednesday, September 14, 2016. 
 

Present were: 
Tim Guyton, Vice Chairperson 
Dan Blechschmidt 
Roxyanne Burrus 
Chet Chaney 
Debbie Johnson 
Jason Sanson 
Annie Ryznar 
 
 

Franklin County Economic Development and Planning Department: 
Jenny Snapp, Assistant Director 

 Matt Brown, Planning Administrator 
 Brad Fisher, Planner 
  
Vice Chairpeson Guyton opened the meeting. 
 
The first order of business being the roll call of members, the introduction of staff, and the swearing in 
of witnesses. 
 
The next order of business was the approval of the minutes from the August 10, 2016, meeting. Mr. 
Chaney made a motion to approve the minutes of the August 10, 2016, meeting minutes. The motion 
was seconded by Ms. Johnson. The motion was approved by a vote of six-to-zero vote.  
 
OLD BUSINESS: 
 
The next item of business being Case No. JEFF-16-06. The Applicant is Grand Communities, LTD. The 
township is Jefferson Township. The location is 3866 Waggoner Road. It is 25.76 acres and is serviced 
by public water and sewer The request is to rezone from the Restricted Suburban Residential District 
to the Planned Suburban Residential District to allow the construction of a 26-lot, single-family 
subdivision. Mr. Blechschmidt made a motion to remove Case No. JEFF-16-06 from the table. It was 
seconded by Mr. Chaney. The motion was approved by unanimous vote. Mr. Brown read and 
presented the case to the Franklin County Planning Commission. Mr. Blechschmidt made a motion to 
approve Case No. JEFF-16-06. It was seconded by Ms. Johnson. The motion failed by a five-to-one vote. 



 

 

 
NEW BUSINESS: 
 
The next item of business being Case No. 676-V. The Applicants are Jacqueline and William Speaks. The 
agent is Deanna Cook. The township is Jefferson Township. It is located at 3575 Babbitt Road, and it is 
6.268 acres in size. It is serviced by private water and wastewater. The request is for a Variance from 
Section 501.05 of the Franklin County Subdivision Regulations to allow a division of land that will result 
in a lot that does not meet the minimum lot frontage requirements and will not comply with lot 
geometry requirement for side lot lines and the maximum depth-to-width ratio. Mr. Fisher read and 
presented the case to the Franklin County Planning Commission. Mr. Chaney made a motion to 
approve Case No. 676-V with Staff's conditions. It was seconded by Ms. Johnson. The motion was 
approved by a six-to-zero vote. 
 
The next item of business being the Findings of Fact regarding Case No. 676-V. Mr. Chaney made a 
motion to accept the Findings of Fact that six items have been met for approval as specified in Section 
701.07 of the Subdivision Regulations. Ms. Johnson Seconded the motion. The motion was approved 
by a six-to-zero vote. 
 
The next order of business being Case No. PERRY-16-07. The applicant is Perry Township. The township 
is the Perry Township Zoning Commission. The request is to amend various sections of the Perry 
Township Zoning Resolution. Mr. Fisher read and presented the case to the Franklin County Planning 
Commission. Ms. Johnson made a motion to approve Case No. PERRY-16-07. It was seconded by Mr. 
Blechschmidt. The motion was approved by a vote of five yeses and one abstention. 
 
The next order of business being Case No. JEFF-16-08. The applicant is Jefferson Township. The 
township is the Jefferson Township Zoning Commission. The request is to amend Article XI, Section 
1100.01, Specifically Defined Words of the Jefferson Township Zoning Resolution. 
Mr. Fisher read and presented the case to the Franklin County Planning Commission. Mr. Chaney made 
a motion to approve Case No. JEFF-16-08. It was seconded by Ms. Johnson. The motion was approved 
by a six-to-zero vote. 
 
There being no further business coming before the Franklin County Planning Commission, Ms. Johnson 
made a motion to adjourn the hearing. It was seconded by Mr. Blechschmidt.  
 
By unanimous vote, the meeting was adjourned at 3:08 p.m. 
 
Minutes of the September 14, 2016, Franklin County Planning Commission hearing were approved this 
12th day of October, 2016 

 
 
 

____________________________________________ 
Signature 
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STAFF REPORT 

Planning Commission 
October 12, 2016 

 
Case 667-FP(c) 

Prepared by:  Matt Brown 
 

Owner: Pulte Homes of Ohio LLC – Joel West 
Engineer: EMH&T - Matthew Kirk 
Township: Jefferson Township 
Subdivision: Villages at Jefferson Run Phase 3 
Site: 1290 Waggoner Road (PID #171-000029) 
Acreage: 6.225 acres 
Request: Requesting final plat approval of the Villages at Jefferson Run 

Phase 3 subdivision to allow the creation of 26 lots and 1 reserve. 
 
Background Information 
 
History: 
The Preliminary Plan for the Villages at Jefferson Run subdivision was approved on January 15, 2014 and 
a two-year Preliminary Plan Extension was approved on December 9, 2015. 
 
Proposal: 
The applicant is requesting Final Plat approval of the Villages at Jefferson Run Phase 3 subdivision that 
will create 26 single-family lots and 1 reserve. 

 
Overview and Analysis 
Technical Review Committee agencies expressed no concerns with the Final Plat and the Final Plat 
conforms to the approved Preliminary Plan. 
 
Staff Recommendation 
Staff recommends approval of the Final Plat for Villages at Jefferson Run Phase 3. 
 
As per Section 205.25 of the Franklin County Subdivision Regulations, the final plat must be recorded 
within 6 months of the date of approval. 
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STAFF REPORT 

Planning Commission  
October 12, 2016 

 
Case: 677-V 

Prepared by: Brad Fisher 
 

Applicant/Owner: 
Agent: 

Jefferson Grove One LLC 
Heather King 

Township: Jefferson Township 
Site: 0 Kennedy Road (PID #171-000004) 
Acreage: 1.687-acres 
Utilities: N/A 
Request: Requesting a Variance from Section 501.05 of the Franklin County 

Subdivision Regulations to allow the creation of a lot that exceeds the 
maximum depth to width ratio. 

 
 
Summary: 
The applicant is requesting a variance to allow a lot split that will result in a parcel that exceeds the 
maximum depth to width ratio. The application satisfies the criteria necessary to grant a variance. Staff 
recommends conditional approval. 
 
Request: 
The site is located on the north side of Kennedy Road between Waggoner and Taylor Roads in Jefferson 
Township. The existing parcel is 24 acres and zoned to allow the construction of 116 ranch style 
apartment homes. A condition of the zoning approval was for 1.687 acres to be split and deeded to the 
Township. The proposed 1.687 acre lot is 60 feet wide, contains an 8 inch water main and is located in a 
20 foot easement. 
 
The applicant is proposing to split 1.687 acres from 24.488 acres.  The existing parcel is non-conforming 
with respect to the depth to width standard in the Franklin County Subdivision Regulations.  The depth to 
width ratio of the existing property is 33 to 1. The depth to width ratio of the proposed parcel would be 20 
to 1.  The maximum permitted depth to width ratio is 4 to 1.   
 
Surrounding Zoning and Land Use: 
The surrounding area is zoned Suburban Periphery Residential (SPR) in Jefferson Township and is extra-
high density residential in character.    
 
 
 



  
 

Comprehensive Plan: 
The Jefferson Township Comprehensive Plan, adopted in 1996, recommends the area for extra-high 
density residential use, with the intent to allow for growth at higher density levels than in any other areas 
of the Township.  
 
The proposal will result in the creation of a new lot that is intended to be undeveloped and deeded to 
Jefferson Township. The intent of the lot split is to protect the water main and prevent future development 
on the property.  
 
Technical Review Agencies  
Franklin County Drainage Engineer, Franklin County Engineer and Franklin Soil & Water 
Conservation District  
Indicated no concerns with the proposed lot split. 
 
Jefferson Township  
Indicated no concerns with the proposed lot split. 
 
Staff Analysis                                                                                                                                                                                                                                                                                                          
Variance Criteria: 
All of the following must be met in order to grant a variance: 
1. It shall not be detrimental to public health or safety or be injurious to other property. 

Staff believes the proposed lot split will have no impact on public health or safety or be injurious to 
other property.   

 
2. Circumstances of the request are unique to the property and not generally applicable to others. 

Staff notes that the requested variance is unique in that the new parcel is proposed to be deeded to 
Jefferson Township and has a water main extending from Kennedy Road, north to the proposed 
Jefferson Grove residential development.  
 
Staff further notes that there is a 20 foot easement extending over the water main, traveling along the 
center of the proposed lot which would limit any future development of the property. 

 
3. Due to physical surroundings, shape or characteristics of the property, a hardship would result, as 

distinguished from an inconvenience, if the strict letter of these Regulations were enforced. 
Staff notes that the existing configuration of the land is unique and the purpose of the request is to 
protect the new lot from future development. 
 

Staff Recommendation  
Based on Staff’s Analysis, staff recommends conditional approval of the variance request from Section 
501.05 of the Franklin County Subdivision Regulations to allow a lot split that will result in a parcel that 
exceeds the maximum depth to width ratio. The conditions of approval are as follows: 
 
1. The applicant must apply for and receive approval of the proposed lot split from the Franklin County 

Economic Development and Planning Department. 
 
Findings of Fact 
For your convenience, the following are proposed findings of fact if the variance is granted: 
 
__________________ moves that the basis for approving the applicant’s request for the Variance from 
Section 501.05  of the Franklin County Subdivision Regulations as outlined in the request above for the 



  
 

applicant identified in Case No. 677-V results from the applicant satisfying the standards for granting a 
variance under Section 701.07. 
 
 

Seconded by: ____________________________ 
 
Voting: 
 

 
 
 
701.07 General Standards for Variances. The FCPC shall not grant variations to these Regulations 
unless it shall make written findings of fact based upon the evidence presented by each specific case that: 
 
A. The particular physical surroundings, environmental constraints, shape, topographical or other 

exceptional condition of the specific property involved would cause extraordinary hardship or 
exceptional practical difficulty to the applicant, as distinguished from a mere inconvenience, if the 
provisions of these Subdivision Regulations were strictly enforced; and 

B. The conditions upon which the request for a variance is based are unusual to the property for which 
the variation is sought and are not applicable generally to other property; and 

C. The purpose of the variance is not based exclusively upon a desire to obtain additional income from 
the property; and 

D. The granting of the variance will not be detrimental to the public health, safety or general welfare or 
injurious to other property or improvements in the neighborhood in which the property is located; and 

E. The special circumstances or conditions are created by the provisions or requirements of these 
regulations and have not resulted from any act of the applicant or applicant's predecessor in interest; 
and 

F. The variance requested is the minimum adjustment necessary for the reasonable use of the land. 
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STAFF REPORT 
Planning Commission 

October 12, 2016 
 

           Case JEFF-16-09 
Prepared by: Matt Brown & Brad Fisher 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Summary 
The applicant is requesting to rezone from the Restricted Suburban Residential District (RSR) to the 
Planned Suburban Residential District (PSR) to allow for the development of 75 single-family homes.  
Staff recommends approval with conditions. 

 
Project overview 
The request is to rezone seven (7) properties, containing single-family homes and vacant land, totaling 
62.1 +/- acres to allow the applicant to develop 75 single-family lots within a residential subdivision.  The 
development will include 29.3 +/- acres of open space surrounding the lots, with a gross density of 1.2 
dwelling units per acre.  The subject area is located west of Reynoldsburg-New Albany Road, north of 
Rovilla Road, and bisected by Darling Road.  The development includes one access point to 
Reynoldsburg-New Albany Road to the east, two access points to the west side of Darling Road, and two 
access points to the east side of Darling Road. 
 
Surrounding Zoning and Land Use 

Direction Zoning Land Use 

North Restricted Suburban Residential (1.5 du/ac) Single-family Subdivision 
and Public 

East Restricted Suburban Residential  Single-family 
South Restricted Suburban Residential  Single-family 
West Planned Suburban Residential (1.25 du/ac)  Single-Family Subdivision 

Applicant: 
Owners/Sites: 
 
 
 
 
 
 
Township: 

MI Homes – David Hodge 
Linda L. Holliday TR – 2865 Darling Road (PID #170-000010) 
Gary R. Kitsmiller TR – 0 Darling Road (PID #170-000767) 
Forrest A. Lines – 0 Reynoldsburg-New Albany Road (PID #170-001851) 
Diana L. Garvey – 2635 Reynoldsburg-New Albany Road (PID #170-001910) 
Linda L. Holliday TR – 0 Darling Road (PID #170-002307) 
Ryan G. Kitsmiller – 2860 Darling Road (PID #170-003876) 
Barry Smith – 2631 Reynoldsburg-New Albany Road (PID #170-000746) 
Jefferson Township 

Acreage: 
Utilities: 

62.1-acres 
Public water and wastewater 

Zoning: Restricted Suburban Residential (RSR) 
Request: Requesting to rezone from the Restricted Suburban Residential District (RSR) 

to the Planned Suburban Residential District (PSR) to allow for the 
development of 75 single-family homes. 



 

 

 
Existing Zoning District 
The property is currently located in the Restricted Suburban Residential (RSR) District. This district is for 
low density residential developments that are intended to promote attractiveness, order and efficiency and 
a healthful, safe environment. 
 
Permitted uses in the district include single-family dwellings, Home Occupations, Accessory Uses and 
Non-Commercial Guest Houses.  The minimum lot size in the RSR district is 1 acre and the lot must be of 
sufficient size to meet sanitation requirements.  Based on the minimum lot size of the RSR district the 
maximum density is 1 dwelling unit per acre. 
 
Proposed Zoning District 
The request is for approval of a development plan in the Planned Suburban Residential District (PSR).  
The intent of the PSR District is to promote imaginative, well-designed developments, which preserve 
open space, respect the physical qualities and limitations of the land and provide improved living 
environments. 

 
 Planned Suburban Residential District Requirements 

Permitted Uses 
The PSR district allows for the uses permitted in the existing Restricted Suburban Residential (RSR) 
District in addition to attached single-family, townhouses, or other innovative forms of suburban 
residential development. 
 
The applicant has proposed to develop the site with ranch and 2-story, single-family dwellings.
 
Tract and Density Criteria 
The minimum area to be considered for a rezoning to the Planned Suburban Residential District is 10 
acres.  The proposed area for rezoning is 62.1 +/- acres in size. 
 
The maximum density in the PSR District is 2.5 dwelling units per gross acre.  The proposed 
development has a gross density of 1.2 dwelling units per acre. 
 

 Development Standards 
1. Open Space 

• 40 percent of the gross tract area must be designated as open space, 24.84 acres for this 
specific development area 

o The proposal includes 29.3 +/- acres of open space to be maintained by a forced and 
funded homeowner’s association  

2. Lot and Yard Areas 
• Minimum lot area is 7,000 square feet 

o Proposed minimum lot area is 11,200 +/- square feet 
• Minimum lot width at front setback is 60 feet 

o Proposed minimum lot width is 80 feet at the building line 
• Minimum front setback is 25 feet from right-of-way 

o Proposed front setback is 25 feet 
• Minimum side yard is 5 feet 

o Proposed minimum side yard is 5 feet 
• Minimum rear yard is 20% of lot depth 

o Proposed minimum rear yard is 20% of lot depth or 28 feet, whichever is greater 
3.   Private Roads 

• Private roads may be utilized in the PSR District 
o No private roads are proposed; all roads will be public. The development text 

indicates that the applicant may request variances to minimum pavement width 
requirements. 



 

 

o The proposed development will have one access point to Reynoldsburg-New Albany 
Road.  The roadway will be 36 feet wide located in a right-of-way 60 feet wide. 

o Roadway improvements are proposed along Darling Road from the north side of the 
property, south to Rovilla Road, allowing for a 22 foot open ditch section with berms 
located in a right-of-way 50 feet wide. 

o All roadways in the development will be 28 foot curbed sections of roadway located 
in a right-of-way 50 feet wide and include sidewalks a minimum of 5 feet wide, with 
the exception of Darling Road and the portion of the roadway east of lot 75. 

4. Parking 
• The PSR District requires off-street parking in compliance with Article VIII of the Township 

Zoning Resolution. 
o Off Street parking shall be provided in accordance with the requirements of the 

Jefferson Township Zoning Resolution. 
5. Buffer Area 

• The Township Zoning Commission has discretion to require buffer areas where the particular 
location causes the necessity of buffering.  The zoning commission when deemed necessary 
shall define size, location, type and density of buffering. 

o The proposed development plan requests a divergence from buffering requirements 
of lots 10-15,19-22, 42-46 and 49-53 

 
Natural Resource Protection 
1. Wetlands 

• 100 percent of all wetland areas must be protected except as follows: 
o Where disturbance is necessary for access to buildable portions of the property, if no 

alternative exists. 
o Where required to provide access to water-related use. 
o Where a street crossing the wetland is essential to the establishment of a permitted 

use. 
• The area proposed to be rezoned includes 2 wetlands that will be located completely in open 

space and not disturbed 
2. Drainage Ways 

• 100 percent of all drainage ways as defined by Section 620.05(B(1)) of the Township Zoning 
Resolution must be protected per said section as permanent open space. 

o No drainage ways exist within the development area. 
3. Floodplains 

• 100 percent of all floodplain areas must be protected as permanent open space 
o No regulatory floodplain areas exist within the development area. 

4. Woodlands 
• No less than 50% of the trees within a mature woodland and no less than 20% of the trees in a 

young woodland, as defined by Section 620.05(D(1)) of the Township Zoning Resolution, 
shall be preserved. 

o No mature or young woodland areas were identified in the development area. 
 
 Comprehensive Plan 

Jefferson Township’s land use plan was adopted in 1996. The township’s future land use map 
recommends the subject property for Low Density Residential uses which is described as 0.2-0.33 
dwelling units per acre, or a minimum lot size of 3-5 acres.  The Comprehensive Plan text states that the 
subject area may allow a variety of densities depending on the merits of the proposed development, the 
availability of water and sewer, and the preservation of open space and natural resources, and efforts 
should be made to retain an overall density that is lower than that in other areas of the Township.  
 
Jefferson Township also adopted Core Values in 1996 to describe the community’s vision for the future.  
One Core Value is to adhere to the following principles: 

• Protect and nurture the Township’s exceptional natural landscape. 



 

 

 
• Prevent inappropriately located, poorly planned and/or extremely high density development 

because of its negative impact on Jefferson Township’s rural beauty, natural resources, 
infrastructure and “Green Community” character. 

• Identify areas where growth is likely and provide the means to accommodate that growth in 
ways that do not diminish the Green Community Character of the Township. 

• Promote and enhance the Township’s economic viability 
 
Staff believes that the proposed subdivision keeps with the Comprehensive Plan and Core Values based 
on the following: 

• The existing zoning of the site would allow for a density of approximately 1 unit per acre, the 
proposed development would have a density of 1.2 units per acre.  This density is lower than 
in surrounding subdivisions and lower than in other areas of the Township 

• The majority of the surrounding area is developed and the subject area is located adjacent to 
the city of Gahanna.  Based on the site’s location, it is better suited for development than 
other areas of the Township that have not been developed and are not adjacent to a 
municipality. 

• The proposed development preserves a significant amount of open space and by complying 
with Staff’s recommended conditions, will help to maintain rural character. 

• Numerous lots could be developed along the existing roadways without requiring a rezoning.  
Staff believes that such development would be more detrimental to the area’s character than 
the proposed development. 

 
Jefferson Township Scenic Byways Management Plan 
The Scenic Byways Management Plan, adopted by the Township Trustees in 2003 and updated in 2015, 
helps to protect the character and nature of major corridors in Jefferson Township.  Darling Road, Rovilla 
Road and Reynoldsburg-New Albany Road, adjacent to the proposed development, are all classified as 
Scenic Byways. 
 
The Management Plan makes numerous recommendations, including: 

• Proposed subdivisions along the byways should match the traditional rural setbacks and 
prevent the massing of structures close to the roadway.  The plan indicates that the township 
requires 250 foot building setbacks for subdivisions. 

• When the side or back of structures are placed in a manner that would be visible from the 
byway it must be heavily screened by vegetation. 

• Preserve fence rows, hedges, pastures, wooded lots, and open fields. 
• Use native plants and natural planting schemes in new developments 
• Discourages planting schemes that obscure scenic vistas 
• Encourage the protection of views of historic structures 

 
While the proposed development does not strictly adhere to the Scenic Byways Management Plan, the 
proposed design, with Staff’s recommended conditions, will better meet the Byways recommendations. 
 
Technical Review 
Jefferson Water and Sewer District 
The Jefferson Water and Sewer District (JWSD) provided a letter indicating that water and sewer services 
are available to the site. 

 
Jefferson Township Fire Department 
The Jefferson Township Fire Department will service the development and will provide a review of the 
site plan. 

 
 
 



 

 

Franklin County Engineer 
The County Engineer’s office has indicated that a Traffic Impact/Access Study will need to be completed 
by the applicant, and reviewed and approved by the Engineer’s office prior to submitting for Preliminary 
Plan approval.  The study will identify any offsite improvements that may be needed.  The Engineer’s 
office indicated that it would not be supportive of any variance requests to reduce pavement widths in the 
subdivision as indicated in the Development Text.  The portion of Darling Road from the north side of the 
development, south to Rovilla Road should be located in a 60 foot right-of-way as opposed to the 50 foot 
indicated in the Development Text.  The Development Text should omit references to improvements to 
Darling Road to the south and west of the development site as it is unknown at this time what 
improvements may be warranted.  The right-of-way for Darling Road south of Rovilla Road should be 30 
feet from centerline as opposed to the 25 feet indicated in the Development Text.  The roadway from east 
of lot 75 to Reynoldsburg-New Albany Road should be curbed and guttered as opposed to an open ditch 
section as identified in the Development Text. 
 
Franklin County Drainage Engineer 
The Franklin County Drainage Engineer’s office has stated that the proposed development must comply 
with the Franklin County Stormwater Drainage Manual. 
 
Franklin Soil and Water Conservation District  
Indicated no concerns with the proposed development. 

Franklin County EDP 
The Franklin County Economic Development and Planning staff identified the following items: 

• Although lots 14-17, 45-48, 54-57 and 62-65 will front on new roadways, they are located 
along Darling Road, within the recommended Scenic Byways setback.  These lots should be 
omitted from the development plan to preserve the openness along the roadway and more 
closely meet the Byways recommendation. 

• The proposed “central green” open space area is proposed to be bounded on all sides by a 3-
rail fence.  Staff believes that paths should be provided to the “central green” to allow 
residents to access these areas.  Potential path locations could be from the adjacent roadways 
to the “central green” along lots 49, 53, 57 and 62, in addition to a path from the new 
roadway to the eastern side of the “central green”. 

• The Development Text requests a divergence from the zoning requirement to allow the rear 
elevation of homes to be within 200 feet of the right-of-way and not screened in full 
compliance with opacity requirements.  Staff recognizes the constraints on the site with 
respect to a 200 foot setback requirement but does not believe the screening requirement 
should be waved.  Staff recommends screening along the rear and sides of all lots visible 
from the existing public roadways, consistent with the “buffer tree” screening proposed along 
the northern end of the development site. 

 
Staff analysis 
Basis of Approval: The basis for approving a Planned Suburban Residential (PSR) District application 
shall be, but is not limited to, the following: 
1. That the proposed development is consistent in all respects with the purpose, intent, and applicable 

standards of this zoning resolution; 
• The development proposal as submitted complies with the purpose, intent and standards of 

the Planned Suburban Residential District to allow imaginative, well-designed developments, 
which preserve open space and respect the physical limitations of the land. 

2. That the proposed development is in conformity with a comprehensive plan or portion thereof as it 
may apply; 

• The Comprehensive Plan recommends the subject area for a variety of densities based on the 
merits of the plan, access to central utilities, and preservation of open space.  The proposed 
development has access to central utilities and preserves a significant amount of greenspace.  



 

 

The proposed zoning district and proposed density is less than the density in surrounding 
subdivisions and less than the density in other areas of the Townships. 

• The proposal does not provide the recommended setback from scenic byways, and does not 
heavily screen the development as recommended by the Scenic Byways Management Plan.   

3. That the proposed development advances the general welfare of the Township and the immediate 
vicinity;  

• Staff believes that the development as proposed, and with Staff’s recommended conditions, 
advances the general welfare of the Township and the immediate vicinity. 

4. The benefits, improved arrangement, and the design of the proposed development justify the deviation 
from standard residential development requirements included in the zoning resolution.  

• The development as proposed justifies the deviation from the standard development 
requirements.  Staff believes that the proposed development of the site will better achieve the 
community’s goals, as detailed in adopted Township policies, than a development of the site 
under existing regulations.  

 
Staff Recommendation 
Staff recommends approval with conditions of the request to rezone from the Restricted Suburban 
Residential District to the Planned Suburban Residential District.  The conditions of approval are as 
follows: 
1. The Jefferson Township Fire Department must review and approve the development plan. 
2. A Traffic Impact/Access Study will need to be completed by the applicant, and reviewed and 

approved by the Engineer’s office prior to submitting for Preliminary Plan approval. 
3. The Development Text must be revised to remove the reference to seeking variances to roadway 

width requirements. 
4. The portion of Darling Road from the north side of the development, south to Rovilla Road must be 

located in a 60 foot right-of-way. 
5. The Development Text must be revised to omit references to improvements to Darling Road on the 

south and west of the development site as it is unknown at this time what improvements may be 
warranted. 

6. The Development Text must be revised to indicate the right-of-way for Darling Road south of Rovilla 
Road to be 30 feet from centerline. 

7. The Development Text must be revised to indicate the roadway east of lot 75 to Reynoldsburg-New 
Albany Road to be curbed and guttered. 

8. Lots 14-17, 45-48, 54-57 and 62-65 must be omitted from the development plan, or lots within the 
development must be reconfigured in such a way as to more closely meet the Byways recommended 
setback as determined by the Jefferson Township Zoning Commission and Board of Trustees. 

9. Paths must be provided from the new proposed roadways to the “central green”. 
10. Screening must be provided along all rear and side property lines visible from existing roadways.  

Such screening should be consistent with the “buffer tree” screening proposed along the northern end 
of the development.  
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WELDON 

PLANNED SUBURBAN RESIDENTIAL DISTRICT 

DEVELOPMENT PLAN 

62.1+/- ACRES 

September 30, 2016 

BACKGROUND 

The subject 62.1+/- acre property is presently zoned in the Restricted Suburban Residential (RSR) District. 
This request is to rezone the property to the Planned Suburban Residential District (PSRD) to allow it to 
develop in a manner consistent with, and complimentary to, the two adjacent single-family residential 
developments, Kitsmiller’s Crossing to the west which is developed at 1.25 homes per acre in Jefferson 
Township, and Hannah Farms to the north, which is developed at 1.5 homes per acre in the City of Gahanna. 
This request would provide for a conservation style development of the property at 1.2 homes per acre, less 
dense than the existing adjacent residential subdivisions, and preserving nearly half of the property as open 
space.  The property is generally located west of Reynoldsburg New Albany Road, is bisected by Darling 
Road, and is north of Rovilla Road, the majority of which are buffered by open space.  The property is 
surrounded by single-family residentially used and zoned properties, zoned either in the RSR district, or in 
the instance of the adjacent subdivision located in Jefferson Township, in the same PSRD district requested 
here. 

The applicant is M/I Homes of Central Ohio, LLC who will also be the developer.  The applicant seeks 
development plan approval within the PSRD to develop for residential use on varying sizes with a minimum 
80-foot lot width at the building line, for a total density of approximately 1.2 units per acre, well below the 
permissible density within the PSRD classification, and preserving nearly half of the property as open space. 
The plan respects the physical qualities of the land and preserves considerable open space, which may be 
incorporated into the township park system. 

DEVELOPMENT PLAN SUBMISSION 

Applicant proposes to construct 75 single-family homes on the property for an overall density of 
approximately 1.2 units per acre – less than either of the two existing adjacent residential subdivisions.  The 
lot sizes have been designated to respond to site aesthetics and surrounding properties, the conservation 
style plan maintains significant open space, and lots vary in size as depicted on the plan.  The minimum lot 
area is approximately 11,200 square feet.  The size and location of open spaces within the subdivision are 
shown on the development plan.  The total open space consists of approximately 29.3 +/- acres and 
represents 47.2% of the gross site, in excess of the minimum open space requirement of the PSRD 
classification. 
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1. INTRODUCTION 
 
 a. DESCRIPTION AND LOCATION 
 

The subject site is located west of Reynoldsburg New Albany Road, is bisected by Darling 
Road, and is north of Rovilla Road, as depicted on the attached Development Plan.  The 
property consists of approximately 62.1+/- acres. 

 
2. PERMITTED USES/DEVELOPMENT STANDARDS 
 

a. Permitted uses shall be those uses set forth as of this date in Section 620.02 Planned 
Suburban Residential District, Jefferson Township Zoning Resolution. 

 
b. Unless otherwise noted in this Development Text, the applicable development standards of 

the Planned Suburban Residential District of the Jefferson Township Zoning Resolution 
shall apply. 

 
3. YARD AND SETBACK REQUIREMENTS 
 

a. Setbacks are planned to preserve the rural nature of the roads, Lot 1 is approximately 250 
feet from Reynoldsburg New Albany Road, Lots 11 – 15 have setbacks of approximately 
110 feet from Rovilla Road, Lots 44 – 46 also maintain a setback of 110 feet from Darling 
Road.  Further, a central open space square of 4.4+/- acres is maintained along Darling 
Road. 

 
b. The average lot size shall be approximately 14,200 square feet. 
 
c. The minimum building setback shall be 25 feet from the street right-of-way line. 
 
d. The rear yard setback shall be 28 feet or 20% of the lot depth, whichever is greater. 
 
e. The minimum side yard for all lots shall be 5 feet. 

 
4. TRAFFIC AND CIRCULATION 
 

a. Subject to the review and approval of the Franklin County Engineer, access to the property 
shall be from one full service curb-cut from Reynoldsburg New Albany Road, and Darling 
Road bisects the development, as depicted on the Development Plan. 

 
b. The access from Reynoldsburg New Albany Road shall have a dedicated right-of-way 

width of 60 feet and a pavement width of 36 feet.  Darling Road will be improved from the 
north side of the property, south to Rovilla Road, to a 22-foot open ditch section with berms 
within a 50-foot right-of-way.  South of its intersection with Rovilla Road, the pavement 
width of Darling Road will remain in its existing condition, right-of-way will be dedicated 
to provide 25 feet from the existing centerline of Darling Road.  The remainder of the 
development shall be served with public roads having a dedicated right-of-way width of 
50 feet and pavement width of 28 feet face to face of curb.  The applicant may request 
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variance(s) to the Franklin County Subdivision Regulations allowing reductions in 
pavement widths to accommodate alternative scenarios deemed appropriate by both the 
developer and Jefferson Township. 

 
c. With the exception of Darling Road and from Lot 75 to Reynoldsburg New Albany Road, 

there shall be curbs and gutters along roadways as well as sidewalks within the right-of-
way which shall be a minimum of 5 feet in width. 

 
d. Off-street parking shall be provided in accordance with the requirements of the Jefferson 

Township Zoning Resolution. 
 
5. OPEN SPACE AND LANDSCAPING 
 

a. Subject to final engineering, there shall be 29.3 +/- acres of open space which represents 
47.2% of the gross area, in excess of the Zoning Resolution requirement.  Open space may 
be transferred to the township, other public entity, or the homeowner’s association to be 
used as a passive public park and/or as passive park/open space.  Open space shall be 
maintained by a forced and funded homeowner’s association. 

 
b. This development plan provides rural corridor setbacks along Reynoldsburg New Albany 

Road, Rovilla Road, and Darling Road, with the incorporation of a 4.4+/- acre center open 
space area.  Within these rural corridor setbacks dead and diseased trees shall be removed 
and underbrush cleared using best forest management practices. 

 
c. Along the entry drive, and the rear of lots along the central green, the developer shall install 

a 3-rail fence.  Bollards shall be placed on the corners of every other lot to demarcate the 
open space from the private lot as shown on the Development Plan. 

 
d. An 8-foot asphalt path shall be installed in the northern 8.9+/- acre open space which may 

connect to Hannah Park to provide ease of access by residents to that amenity. 
 
6. ARCHITECTURAL DESIGN 
 

a. All buildings shall be designed and constructed of exterior building materials as approved 
by the Jefferson Township Zoning Commission and Township Trustees. 

 
  i. Color Palette:  Earth Tones. 
 

ii. Façade Materials:  Brick, cultured stone, stucco, hardy plank, and any 
natural material. 

 
iii. Windows:  Single-hung vinyl, or better. 
 
iv. Roof:  Thirty-year dimensional shingles. 

  
b. Minimum home sizes shall be 1800 square feet for ranch homes, and 2500 square feet for 

two-story homes. 
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7. MISCELLANEOUS 
 

a. Development Schedule:  It is anticipated that the property will be developed in two (2) 
phases ranging in size from 35 to 40 lots, with the construction of the first phase beginning 
within six months after approval of the rezoning, preliminary and construction plans. 

 
b. Utility Considerations:  Assurances have been given by the Jefferson Water and Sewer 

District that capacity is available to service the homes proposed to be constructed within 
the subdivision. 

 
c. Retention Ponds:  Retention ponds shown on the Development Plan are preliminary and 

subject to final engineering.  All ponds shall be designed in compliance with the Franklin 
County Subdivision Regulations. 

 
d. Construction Fencing:  Construction fencing may be used to protect specific groups of trees 

that the developer is going to make every effort to preserve as shown on the Development 
Plan. 

 
h. Model Home:  Notwithstanding anything to the contrary within the Jefferson Township 

Zoning Resolution, prior to the approval of the final plat by Franklin County, the developer 
may commence construction of a two model homes to be located within the first phase of 
the development.  One model home may be constructed in advance of, or in conjunction 
with, installation of infrastructure including roads. 

 
8.  DIVERGENCES 
 
 A divergence to Section 810.01(D) is requested to allow the rear elevation of homes on certain lots 
 to be within 200 feet of the right-of-way, and not screened in full compliance with the opacity 
 requirement.  This condition applies to Lots 10-15, 19-22, 42-46, and 49-53.  This divergence is 
 necessary due to the practical difficulty occurring as a result of the planning efforts toward 
 preservation of the existing character and rural nature of the roadway configurations through the 
 property. 
 
 
 
 
 
 
 
 
Weldon Text 
9/30/2016 
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October 5, 2016 
 
Matthew Brown 
Franklin County Planning Administrator 
150 South Front Street 
FSL, Suite 10 
Columbus, OH 43215 
 
Subject: Interpretation of 1996 Jefferson Township Comprehensive Plan 
 
Dear Mr. Brown,  
 
I have been asked to clarify the prescribed densities established by the 1996 Jefferson Township 
Comprehensive Plan.  As you may know, we are currently in the process of updating and expanding our 
comprehensive plan; however, the 1996 plan remains effective as of this date. 
 
The Community Character Types portion of the document indicates several land use categories.  Perhaps 
the most ambiguous being the “Low Gross Density” category.  My interpretation of this text is that a 
variety of lot sizes and densities is permissible in this category, including planned residential districts, one 
acre lots, medium acreage estates, and large acreage farmland.   
 
The 1996 Compressive Plan specifically identifies certain areas of the “Low Gross Density” category: 
 
Central Core  
This area encompasses all of the area north of Havens Corners Road; split into “West of Mann” and “East 
of Mann.” 

“When fully developed, the central core of Jefferson Township should have a character that retains 
the essential rural images that attracted residents to the area.” 

 
West of Mann  

 “The area to the west of Mann Road should be the least intensely developed area in the 
Township with a gross density of one home per three to five acres.” 

 
East of Mann  

“The rest of the area to the east of Mann Road is a mix of farmland, estate homes, large 
and small homes on large and small (some non-conforming lots), as well as subdivisions.  
While development in this area may allow for a variety of densities depending on the 
merits of the proposed plan, the availability of water and sewer services, and preservation 
of open space and natural resources, efforts should be made to retain an overall density 
that is lower than that in other areas of the Township.” 

 
As you are aware, we have reviewed several iterations of a development plan for a prospective M/I Homes 
project referred to as “Weldon.”  The proposed site for this development is in the middle of the area that 
the 1996 Comprehensive Plan refers to as the “Central Core.”  Nonetheless, it is east of Mann Road, which 
allows for subdivisions that “retain an overall density that is lower than that in other areas of the 
Township.”   



2 
 

The overall density of the proposal is 1.21 units per acre, which is among the lowest of densities found in 
Jefferson Township as a whole, and fits between the range of densities found in nearby subdivisions 
Woods at Havens Run, Kitsmiller’s Crossing, and Village at Hannah Farms (Land that was annexed to City 
of Gahanna in 2007): 
  

Subdivision Gross Density Open Space 

Woods at Havens Run 0.97 du/acre 13.6 Acres – 46.97 Percent 

Weldon – As Proposed 1.21 du/acre 29.3 Acres – 47.18 Percent 

Village at Hannah Farms 1.51 du/acre 14.8 Acres – 37.4 Percent 

Kitsmiller’s Crossing 2.79 du/acre 19.5 Acres – 41.7 Percent 

 
Further, it seems that the proposal has minimized the impact upon neighboring property owners by 
limiting the number of lots along the perimeter of the site and thereby retaining some degree of the rural 
feel of the pasture and cropland that this development would replace  
 
I hope this letter helps to provide some clarity and prospective from Jefferson Township.  Please do not 
hesitate to contact me with any questions or concerns. 
 
 
Sincerely, 

Michael G. Anderson, MCRP 
Planner 
Jefferson Township, Franklin County, Ohio 
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