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Gahanna Department of Planning 

Zoning Division 

          May 4, 2023 

 

To Whom it May Concern: 

We are submitting a variance application requesting a variance from the 40ft setback to 35ft setback.  

The 35ft setback aligns with the original Subdivision setback and would allow the home, in its entirety, to 

be in the 500 year flood plain.  This variance will not adversely affect the health or safety of the area.  

The variance is necessary for the enjoyment of property rights as it allows us to strategically place our 

home within the 500 year flood plain.  The floodplain creates a special circumstance because of the risk 

and additional costs of building in a 100 year floodplain. 

I am happy to submit any additional requests needed. 

 

Thank you for your consideration. 

 

 

Jessica M. Johnson 

513-404-7533 

Property Owner of 709 Parkedge Dr. 
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Basement Level
-10'-5"

Main Level
0"

Upper Level
11'-13/4"

LP SMARTSIDE
440 Series 3.5" Trim

LP SMARTSIDE
440 Series 7.21" Trim

LP SMARTSIDE
38 Series Panel

LP SMARTSIDE
540 Series 1.5" Trim

CUMARU 1x6
SHIPLAP SIDING

CUMARU 1x4
w/ ±2" GAP

LP SMARTSIDE
38 Series Panel

CUMARU 1x4
w/ ±2" GAP

LP SMARTSIDE
440 Series 3.5" Trim

FASCIA PROFILE
GUTTER 6"

DOWNSPOUT 2"x3"
W/SOLDER JOINTS

FASCIA PROFILE
GUTTER 6"

DOWNSPOUT 2"x3"
W/SOLDER JOINTS

CUMARU 1x6
SHIPLAP SIDING

CUMARU 1x4
OPEN JOINT SIDING

LP SMARTSIDE
38 Series Panel

LP SMARTSIDE
540 Series 1.5" Trim

EXPOSED FOUNDATION
WALL.

CONNECT DS TO
DRAIN PIPE - DAYLIGHT

CONNECT DS TO
DRAIN PIPE - DAYLIGHT

1 2 3 3.5 4 5 6 7 8

Basement Level
-10'-5"

Main Level
0"

Upper Level
11'-13/4"

LP SMARTSIDE
440 Series 3.5" Trim

LP SMARTSIDE
440 Series 7.21" Trim

LP SMARTSIDE
38 Series Panel

LP SMARTSIDE
540 Series 1.5" Trim

LP SMARTSIDE
38 Series Panel (soffit)
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POWDER COATED

LP SMARTSIDE
TRIM ON COLUMS & BEAMSOPEN AREA
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CONCRETE SLAB

3"x4"x3/16" STL. FLAT BAR

3"x3"x3/16" STL. FLAT BAR

1/2"x2" DIA. HEX BOLT, GALV. STL.

1/2" DIA. THREADED TIE, GALV. STL.

SCALE: 3/16" =    1'-0"
D3 Front (East) Elevation
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0 4' 8' 12'

SCALE: 3/16" =    1'-0"
D1 Back (West) Elevation

A300
0 4' 8' 12'

SCALE: 3"       =    1'-0"
E1 Window Head & Siding Detail

A300
0 3'' 6'' 9''

SCALE: 3"       =    1'-0"
E2 Siding Detail

A300
0 3'' 6'' 9''

E4 Column Base - Model View
A300

SCALE: 6"       =    1'-0"
E3 Front Porch - Column Base Detail

A300
0 1'' 2'' 4''
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38 Series Panel
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540 Series 1.5" Trim
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38 Series Panel

CUMARU 1x6
SHIPLAP SIDING

LP SMARTSIDE
440 Series 3.5" Trim
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FASCIA PROFILE
GUTTER 6"

DOWNSPOUT 2"x3"
W/SOLDER JOINTS
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DRAIN PIPE - DAYLIGHT
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WALL.
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38 Series Panel
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LP SMARTSIDE
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CUMARU 1x6
SHIPLAP SIDING

LP SMARTSIDE
540 Series 1.5" Trim

SCALE: 3/16" =    1'-0"
D1 Left (South) Elevation

A301
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SCALE: 3/16" =    1'-0"
D3 Right (North) Elevation
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H G F E C B

-10'-5"
-1 Basement Level

±0"
1 Main Level

+11'-13/4"

2 Upper Level

795
Grade Elev. AE Zone

804
Grade Elev. Street
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Grade Elev. AE Zone

SOFFIT - DEPTH
PER HVAC

HVAC DUCT RUN
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+11'-13/4"

2 Upper Level

800.5
Grade Elev. AE Zone

795
Grade Elev. AE Zone

804
Grade Elev. Street

808
GE

797.58
GE

LP SMARTSIDE
-38 Series Panel, cut to width

2x6 SUB-FASCIA

LP SMARTSIDE
- FASCIA 440 Series Trim

MTL. FLASHING
w/DRIP EDGE

POLYURETHANE SPRAY-FOAM
CLOSED CELL INS.

FACE MOUNTED HANGER
SEE STRUCTURAL NOTES

SELF-ADHESIVE 6" WALL FLASHING
OVERLAP ROOF MEMBRANE
-VERIFY COMPATIBILITY

FACE MOUNTED HANGER
SEE STRUCTURAL NOTES

SOFFIT BOX AT WINDOWS
W/ OSB BOTTOM. ANCHOR BOX
TO OUTRIGGERS AT EACH END.

SELF-ADHESIVE FLAHSING OVER
MTL HEAD FLASHING w/ DRIP EDGE

CLERESTORY WINDOW

SELF-ADHESIVE WALL FLASHING
OVER WINDOW FIN AND
OVERLAP ROOF MEMBRANE
-VERIFY COMPATIBILITY

SELF-ADHESIVE SILL FLASHING
TURN DOWN TO ROOF SHEATHING

WOOD SHIPLAP SIDING

POLYSTYRENE INS BOARD

DET @ WINDOW

DET @ OUTRIGGER

1'-91/4"

OUTRIGGER

2x8 OUTRIGGER
w/ OSB SUB-SOFFIT SUPPORT

SCALE: 3/16" =    1'-0"
D3 Entry
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0 4' 8' 12'

SCALE: 3/16" =    1'-0"
D1 Living Room

A400
0 4' 8' 12'

SCALE: 1 1/2"=    1'-0"
E1 Living Rm. Clerestory Detail

A400
0 6'' 12'' 18''
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SCALE: 3/16" =    1'-0"
D1 Longitudinal
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SCALE: 3/16" =    1'-0"
D3 Covered Deck - Garage
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0 4' 8' 12'

SCALE: 3/16" =    1'-0"
E3 Garage - Cross

A401
0 4' 8' 12'

SCALE: 3/16" =    1'-0"
E1 Stairs

A401
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WALL TILE - TBD

2" THICK WD SHELF W/
CONCEALED BRACKET
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4'-7" 4" 1'-2" 2'-0" 3'-0" 1'-8" 1'-2"
4"

±3'-93/4"

±3
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TRASHDW

RECP. OUTLET
CENTER ON DRAWER

2x4 WALL W/ FACE
TO MATCH CAB.

THIN-LINE LED
PENDANT FIXTURE
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Waterfall Width
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-1
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CUSTOM HOOD
W/ WOOD FINISH

S.STEEL RANGE SHELF

SCALE: 1/2"   =    1'-0"
B1 Kitchen -South Elevation

A701
0 1' 2' 4'

SCALE: 1/2"   =    1'-0"
D1 Kitchen - North (Island) Elevation

A701
0 1' 2' 4'

SCALE: 1/2"   =    1'-0"
B3 Kitchen - East Elevation

A701
0 1' 2' 4'

SCALE: 1/2"   =    1'-0"
D3 Kitchen - West (Island) Elevation

A701
0 1' 2' 4'
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"
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-3

"

SCONCE, TBD

HAND TOWEL BAR

RECP. OUTLET

WALL MOUNTED
FAUCET

OPEN
SHELF

OPEN
SHELF

20"x36" MIRROR W/
SIDE BAR LIGHT

OPEN VANITY SHELF

24" TOWEL BAR

TURN WALL TILE IN
AT WINDOW JAMB
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-4

"
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-0
"

5'
-3

"

1'-0"

111/2"

18" TOWEL BAR

ROBE HOOK

STONE SLAB JAMB

ROBE HOOK

STONE SLAB JAMB

WD. BASE BOARD

3/8" TEMP. GLASS PANEL
W/ MOUNTING CLIPS

STONE SLAB
HEAD & JAMB

WALL TILE BEYOND
IN SHOWER

STONE SLAB SILL & BASE

3/8" TEMP. GLASS PANEL
W/ MOUNTING CLIPS

STONE SLAB
HEAD & JAMB

WD BASE BOARD BEYOND

STONE SLAB

PAINTED DRYWALL

PAINTED DRYWALL
BEYOND

SCALE: 1/2"   =    1'-0"
B1 MBR Bath - West (vanity) Elevation

A702
0 1' 2' 4'

SCALE: 1/2"   =    1'-0"
D2 MBR Bath - North Elevation w/ shower

A702
0 1' 2' 4'

SCALE: 1/2"   =    1'-0"
D1 MBR Bath - South Elevation w/ shower

A702
0 1' 2' 4'

SCALE: 1/2"   =    1'-0"
B2 MBR Bath - East Elevation

A702
0 1' 2' 4'

B3 Model View - West (vanity) Wall
A702

D3 Model View - East (shower) Wall
A702
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MIN. 8"
JOINT OFFSET

±1
1/

2"

ASSEMBLY WALL EXT - Foundation 2x4 fur WE.06

CONCRETE FOUNDATION WALL. SEE
FOUNDATION PLAN FOR SIZE AND
REINFORCEMENT.

10 MM DRAINAGE MAT W/ FABRIC FACE
AND CROSS VENTILATION

FLUID APPLIED "BREATHABLE"
BITUMEN MEMBRANE, 45-MIL (MIN.)
THICKNESS

1" R-4 EXTRUDED POLYSTYRENE BOARD
INSULATION. ATTACH TO CONCRETE WALL

2x4 WOOD STUD, 16" OC. SINGLE TOP AND
BOTTOM PLATE WITH R-15 BATT INS.

1/2" GYP. BD., FASTENERS 1-5/8" #6
DRYWALL SCREWS, 12" OC.
*LEAVE 1/4" GAP ABOVE SLAB ON GRADE

*DO NOT APPLY SHEET VAPOR
BARRIER ON INTERIOR STUD WALL.

1/2" GYP. BD. FASTENERS 1-5/8" #6
DRYWALL SCREWS, 12" OC.

MIN. 7/16" THICK SHEATHING, 4' WIDE.
INSTALL VERTICALLY TO STUDS.
HORIZONTAL JOINTS BLOCKED.
FASTENERS 6d COMMON NAILS, 12" OC
FEILD, 6" OC PANEL EDGES

2x6 WOOD STUD, 16" OC. DOUBLE TOP
PLATE, SINGLE BOTTOM PLATE

5-1/2" R-21 FIBERGLASS BATT INS. W/
PAPER FACED, CLASS II VAPOR RETARDER

WATER RESISTANT BARRIER (WRB) WITH
A DRAINAGE EFFICIENCY GREATER THAN
90% PER ASTM E2273

"BOARD-N-BATTEN"
LP SMARTSIDE PANEL SIDING W/ 440
SERIES TRIM — WIDTH VARIES.

WE.01ASSEMBLY WALL EXT - Non-Rated-siding

*DO NOT APPLY SHEET VAPOR BARRIER.

1/2" GYP. BD., HORIZONTAL JOINTS UN-
BLOCKED. FASTENERS 1-5/8" #6
DRYWALL SCREWS, 12" OC.

2x4 WOOD STUD, 16" OC.

3" MINERAL WOOL SOUNDPROOF INS. or
3-1/2" SOUND ATTENUATION BATT INS.
*BEDROOM, BATH & MEDIA WALLS ONLY.

ACOUSTIC SOUND MOULDABLE 3MM PADS.
FORM AROUND ELECTRICAL BOX & WIRES.
APPLY ACOUSTIC SEALANT AT DRYWALL
OPENING.
*BEDROOM, BATH, & MEDIA WALLS ONLY.

WI.01ASSEMBLY WALL INT - Non-Rated-2x4

1/2" GYP. BD., HORIZONTAL JOINTS UN-
BLOCKED. FASTENERS 1-5/8" #6
DRYWALL SCREWS, 12" OC.

2x6 WOOD STUD, 16" OC.
- DOUBLE TOP PLATE LOAD BEARING WALL

3" MINERAL WOOL SOUNDPROOF INS. or
3-1/2" SOUND ATTENUATION BATT INS.
*BEDROOM & BATH WALL ONLY.

ACOUSTIC SOUND MOULDABLE 3MM PADS.
FORM AROUND ELECTRICAL BOX & WIRES.
APPLY ACOUSTIC SEALANT AT DRYWALL
OPENING.
*BEDROOM & BATH WALLS ONLY.

WI.02ASSEMBLY WALL INT - Non-Rated-2x6

±3/8" TILE OVER THIN-SET POLYMER-
MODIFIED MORTAR.

2x4 WOOD STUD, 16" OC.

3" MINERAL WOOL SOUNDPROOF INS. or
3-1/2" SOUND ATTENUATION BATT INS.
*BEDROOM & BATH WALLS ONLY.
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1/2" EXTRUDED POLYSTYRENE BOARD W/
<1.0 PERM RATING & RATED FOR SHOWER
INSTALLATION. FASTENERS 1-5/8" NON-
CORROSIVE SCREWS, 12" OC. TAPE & SEAL
ALL JOINTS PER MANF. SPEC'S.

1/2" GYP. BD., HORIZONTAL JOINTS UN-
BLOCKED. FASTENERS 1-5/8" #6
DRYWALL SCREWS, 12" OC.

*ADD 1/2" PLYWOOD CONTINUOUS
BLOCKING BEHIND BOARD FOR SHOWER
ENCLOSURE REQUIRING ACCESSIBILITY
(ADA) GRAB BARS.

WI.03ASSEMBLY WALL INT - Non-Rated-shower

1/2" GYP. BD., HORIZONTAL JOINTS UN-
BLOCKED. CONTINUE BEHIND TUB TO
BOTTOM WALL PLATE. FASTENERS
1-5/8" #6 DRYWALL SCREWS, 12" OC.

2x4 WOOD STUD, 16" OC.

3" MINERAL WOOL SOUNDPROOF INS. or
3-1/2" SOUND ATTENUATION BATT INS.
*BEDROOM & BATH WALLS ONLY.
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3/8" or 1/2" EXTRUDED POLYSTYRENE
BOARD W/ <1.0 PERM RATING & RATED FOR
SHOWER INSTALLATION. (CONFIRM BEST
SIZE FOR TUB FLANGE THICKNESS.
SHIMMING MAYBE REQUIRED.) HOLD-UP
BOARD 1/4" ABOVE TUB DECK. FASTEN W/
2" NON-CORROSIVE SCREWS, 12" OC. TAPE
& SEAL ALL JOINTS PER MANF. SPEC'S.

±3/8" TILE OVER THIN-SET POLYMER-
MODIFIED MORTAR.

*USE 1/2" PLYWOOD IN LIEU OF DRYWALL
FOR TUB ENCLOSURE REQUIRING
ACCESSIBILITY (ADA) GRAB BARS.

WI.04ASSEMBLY WALL INT - Non-Rated-tub

TJI FLOOR JOIST. SEE STRUCTURAL
DRAWINGS (SSD) FOR SIZE & TYPE.

3/4" APA SUB-FLOOR. GLUED AND NAILED
TO FLOOR JOISTS.

1/2" GYP. BD., 4' WIDE, APPLIED
HORIZONTALLY. HORIZONTAL JOINTS UN-
BLOCKED. FASTENERS 1-5/8" #6 BUGLE
HEAD DRYWALL SCREWS, 12" OC.

3" MINERAL WOOL SOUNDPROOF INS.
W/ RIGID STAY WIRE SUPPORT.

3/4" T&G HARDWOOD FLOORING W/
HOLLOW OR SCRATCH BACK. GLUED AND
NAILED TO SUB-FLOOR

FL.01ASSEMBLY FLOOR - Framed-wood

TJI FLOOR JOIST. SEE STRUCTURAL
DRAWINGS (SSD) FOR SIZE & TYPE.

3/4" APA SUB-FLOOR. GLUED AND NAILED
TO FLOOR JOISTS.

1/2" GYP. BD., 4' WIDE, APPLIED
HORIZONTALLY. HORIZONTAL JOINTS UN-
BLOCKED. FASTENERS 1-5/8" #6 BUGLE
HEAD DRYWALL SCREWS, 12" OC.

3" MINERAL WOOL SOUNDPROOF INS.
W/ RIGID STAY WIRE SUPPORT.

1/4" or 3/8" CEMENT BACKER BOARD.
(CONFIRM BEST SIZE FOR TILE
ELEVATION.) OFFSET JOINTS MINIMUM 8"
FROM SUB-FLOOR JOINTS
FASTENERS 1 1/4" GALV. SCREWS, 8" OC.

±3/8" TILE OVER THIN-SET
POLYMER-MODIFIED MORTAR.

FL.02ASSEMBLY FLOOR - Framed-tile

EXTRUDED POLYSTYRENE BOARD
INSULATION, MIN. 40psi COMPRESSIVE
STRENGTH
- 1-1/2" R-7.5 (ZONES 4&5)

4" COMPACTED GRAVEL 3/4" MAXIMUM
AGGREGATE.

EXISTING GRADE or COMPACTED GRADE
PER GEOTECH. ENG. SPECIFICATIONS.

4" CONCRETE SLAB W/#4 REBAR EACH
WAY 12" OC. CENTER IN SLAB W/ 1-1/2"
CHAIRS. WATER / CEMENT RATIO LESS
THAN 0.6. SUPERPLASTICIZER MAYBE
REQUIRED.

8mil REINFORCED POLYETHYLENE SHEET
VAPOR BARRIER

VAPOR-PERMEABLE CARPET & PAD (7/16")

FL.07ASSEMBLY FLOOR - Slab on grade-carpet

3/4" T&G HARDWOOD FLOORING W/
HOLLOW OR SCRATCH BACK. GLUED TO
CONCRETE SLAB. INSTALL AT 9%
MOISTURE CONTENT BY WEIGHT.
*CONCRETE W/C RATIO MUST BE LESS
THAN 0.6 DURING INSTALLATION.

EXTRUDED POLYSTYRENE BOARD
INSULATION, MIN. 40psi COMPRESSIVE
STRENGTH
- 1-1/2" R-7.5 (ZONES 4&5)

4" COMPACTED GRAVEL 3/4" MAXIMUM
AGGREGATE.

4" CONCRETE SLAB W/#4 REBAR EACH
WAY 12" OC. CENTER IN SLAB W/ 1-1/2"
CHAIRS. WATER / CEMENT RATIO LESS
THAN 0.6. (SUPER-PLASTICIZER MAYBE
REQUIRED.)

8mil REINFORCED POLYETHYLENE SHEET
VAPOR BARRIER

FL.08ASSEMBLY FLOOR - Slab on grade-wood

EXISTING GRADE or COMPACTED GRADE
PER GEOTECH. ENG. SPECIFICATIONS.

MINIMUM R-38 (2) LAYERS 6.25" R-19
UNFACED BATT INSULATION or R-38 13"
BLOWN-IN FIBERGLASS INS.

MANF. WOOD TRUSS

APA APPROVED ROOF SHEATHING PER
STRUCTURAL DESIGN.

1/2" GYP. BD., 4' WIDE, APPLIED
HORIZONTALLY. HORIZONTAL JOINTS UN-
BLOCKED. FASTENERS 1-5/8" #6 BUGLE
HEAD DRYWALL SCREWS, 12" OC.

RF.06ASSEMBLY ROOF - Truss vented-asphalt

CLOSED-CELL POLYURETHANE SPRAY
FOAM INS., R-7 PER INCH. R-42 MINIMUM.

TJI ROOF JOISTS. SEE STRUCTURAL
DESIGN FOR SIZE AND SPACING.

MANF. APPROVED ASTM D1970 POLYMER
MODIFIED BITUMEN UNDERLAYMENT.
SELF-ADHERING. TEMP RESISTANCE UP
TO 265℉.
*ONLY FOR METAL ROOF OPTION.

APA APPROVED ROOF SHEATHING PER
STRUCTURAL DESIGN.

1/2" GYP. BD., 4' WIDE, APPLIED
HORIZONTALLY. HORIZONTAL JOINTS UN-
BLOCKED. FASTENERS 1-5/8" #6 BUGLE
HEAD DRYWALL SCREWS, 12" OC.

ALUM. FLAT PANEL, DOUBLE LOCK 2"
STANDING MECH SEAM, or SARNAFIL
DECOR G410-60 FELTBACK PVC
MEMBRANE. SEE ROOF PLAN FOR
MATERIAL LOCATION.

RF.05ASSEMBLY ROOF - TJI Non-vented

MANF. APPROVED ASTM D1970 POLYMER
MODIFIED BITUMEN UNDERLAYMENT.
SELF-ADHERING. TEMP RESISTANCE UP
TO 265℉.
*ONLY FOR METAL ROOF OPTION.

ALUM. FLAT PANEL, DOUBLE LOCK 2"
STANDING MECH SEAM, or SARNAFIL
DECOR G410-60 FELTBACK PVC
MEMBRANE. SEE ROOF PLAN FOR
MATERIAL LOCATION.

1/2" GYP. BD. FASTENERS 1-5/8" #6
DRYWALL SCREWS, 12" OC.

MIN. 7/16" THICK SHEATHING, 4' WIDE.
INSTALL VERTICALLY TO STUDS.
HORIZONTAL JOINTS BLOCKED.
FASTENERS 6d COMMON NAILS, 12" OC
FEILD, 6" OC PANEL EDGES

2x6 WOOD STUD, 16" OC. DOUBLE TOP
PLATE, SINGLE BOTTOM PLATE

5-1/2" R-21 FIBERGLASS BATT INS. W/
PAPER FACED, CLASS II VAPOR RETARDER

WATER RESISTANT BARRIER (WRB) WITH
A DRAINAGE EFFICIENCY GREATER THAN
90% PER ASTM E2273

SHIPLAP SIDING: 1x6 CUMARU WOOD

WE.02ASSEMBLY WALL EXT - Non-Rated-siding

*DO NOT APPLY SHEET VAPOR BARRIER.

2x10 FLOOR JOIST. CUT TO SLOPE. MIN.
DEPTH 7".

3/4" APA SUB-FLOOR. GLUED AND NAILED
TO FLOOR JOISTS.

1/2" GYP. BD., 4' WIDE, APPLIED
HORIZONTALLY. HORIZONTAL JOINTS UN-
BLOCKED. FASTENERS 1-5/8" #6 BUGLE
HEAD DRYWALL SCREWS, 12" OC.

FL.03ASSEMBLY FLOOR - Framed-wood

4" CONCRETE SLAB W/#4 REBAR EACH
WAY 12" OC. CENTER IN SLAB W/ 1-1/2"
CHAIRS. WATER / CEMENT RATIO LESS
THAN 0.6. (SUPER-PLASTICIZER MAYBE
REQUIRED.) SLOPE 1/4" per FOOT.

6.5" R-19 UNFACED BATT INSULATION

.4" MIN. DIMPLED DRAINAGE MAT W/
FILTER FABRIC TOP SIDE. MIN. 15,000 psf.

SELF-ADHESIVE BITUTHENE MEMBRANE.
60 MIL MIN.

SEALER (VAPOR PERMEABLE)
- ACRYLIC WATER BASED CLEAR
- LESS THAN 2 MILS THICK

1/2" GYP. BD. FASTENERS 1-5/8" #6
DRYWALL SCREWS, 12" OC.

MIN. 7/16" THICK SHEATHING, 4' WIDE.
INSTALL VERTICALLY TO STUDS.
HORIZONTAL JOINTS BLOCKED.
FASTENERS 6d COMMON NAILS, 12" OC
FEILD, 6" OC PANEL EDGES

2x6 WOOD STUD, 16" OC. DOUBLE TOP
PLATE, SINGLE BOTTOM PLATE

5-1/2" R-21 FIBERGLASS BATT INS. W/
PAPER FACED, CLASS II VAPOR RETARDER

INVISIWRAP UV BLACK HOUSEWRAP

OPEN JOINT SIDING: 1x4 CUMARU WOOD
FASTEN W/ T15 STAR DRIVE TRIM HEADS

WE.02ASSEMBLY WALL EXT - Non-Rated-open joint siding

*DO NOT APPLY SHEET VAPOR BARRIER.

OPEN JOINT SPACING VARIES

1x2 WD FURRING - SEE EXT. ELEVATIONS
FOR LOCATIONS.

NON-RATED

NON-RATED

NON-RATED

NON-RATED

NON-RATED

NON-RATED

NON-RATED

NON-RATED
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SCALE: 1/4"   =    1'-0"
E3 Window Wall Framing Detail
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SCALE: 1/4"   =    1'-0"
D1 Window Wall Framing Detail
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STRUCTURAL KEY - FOUNDATION PLAN

CONCRETE COMPRESSIVE STRENGTH: 4,000 PSI  W/ 60 PCF SOIL PRESSURE
F-01:! 30" X 30" X 10" THICK CONCRETE PAD FOOTING W/ (2) #5 EA WAY BOTTOM
F-02:! 24" X 24" X 10" THICK CONCRETE PAD FOOTING W/ (2) #5 EA WAY BOTTOM
WF-1:!1'-8" X 8" THICK CONCRETE WALL FOOTING W/ (2) #4 CONT & #4 HOOOKED DOWELS @ 24" OC (OR 2X4 KEYWAY) AT BASEMENT, 48" OC AT GARAGE
FW-1:!8" THICK CONCRETE FOUNDATION WALL W/ (1) #4 HOR AT TOP OF WALL
FW-2:!10" THICK CONCRETE FOUNDATION WALL W/ (1) #4 HOR AT TOP OF WALL WITHIN 24", & (2) #4 HOR @ THIRD POINTS, & (1)#4 BOTTOM OF WALL WITHIN 24".
ST-01: 12" DIA. SONOTUBE, UNREINFORCED
ST-02: 6"  DIA, SONOTUBE, UNREINFORCED MIN. 42" BELOW GRADE

4" MIN. CONCRETE SLAB
- 4,500 PSI; WATER/CEMENT 0.5 RATIO - AIR-ENTRAINED CONCRETE
- 6x6-W2.1/W2.1 WIRE MESH MIDDLE OF SLAB OR MACRO FIBER
  REINFORCED, FORTA FERRO OR EQUAL (3LB/CY)

4" MIN. CONCRETE SLAB
- 4,500 PSI; WATER/CEMENT 0.5 RATIO - AIR-ENTRAINED CONCRETE
- 6x6-W2.1/W2.1 WIRE MESH MIDDLE OF SLAB OR MACRO FIBER
  REINFORCED, FORTA FERRO OR EQUAL (3LB/CY)

CRAWL SPACE
12-MIL REINFORCE

POLYETHYLENE SHEET W/
<0.1 PERM RATE OVER SOIL

SEAL TOP EDGE AT
CONCRETE WALLS

8"

1'
-4

"
4'

-0
"

U
N

S
U

P
P

O
R

TE
D

5'
-1

0"

10
"

5'
-0

"

11"
3"

33/4"

3" MIN.

3"

6"

#4 HOR. @ 6" FROM TOP &
BOTTOM AND EVERY 24"

1/2"x10"  ANCHOR BOLT EVERY
6'-0" & 1'-6" FROM CORNERS

#4 VER. @ 48", 16"
FROM CORNERS

FOOTER FORM DRAIN.
CONNECT TO SUMP-PUMP

EPS CANT STRIP, 4.25" FACE

BITUMEN CAPILLARY BREAK
ON TOP OF FOOTER

BITUMEN DAMPROOFING
BELOW GRADE ONLY.
ALLOW ABOVE GRADE TO
RELEASE WALL VAPORS

8"

1'
-0

"
8"

4"

1'-3"

6"

#4 @ 48"

1/2"x4" ASPHALT FIBER
EXPANSION JOINT

1/4" RECESS IN CONCRETE

DRIVE
SLOPE 1/4"per1'-0"
FROM WALL

#4 HOR.

#4 @ 48" HOOK
24" MIN IN SLAB w/
12" MIN IN WALL

51/2"

3"
8"

21/2"

2"

#4 @ 48"

1/2"x4" ASPHALT FIBER
EXPANSION JOINT

SLOPE SLAB 1/4"per1'-0"
FROM WALL TO DRAIN

#4 HOR.

EXTRUDED POLYSTYRENE BOARD
INSULATION, 2" R-10

EXTERIORINTERIOR

SCALE: 3/16" =    1'-0"
D1 Foundation Plan

S200
0 4' 8' 12'

SCALE: 1 1/2"=    1'-0"
E1 Short Wall Detail

S200
0 6'' 12'' 18''

SCALE: 1 1/2"=    1'-0"
E3 Garage Slab Threashold Detail

S200
0 6'' 12'' 18''

SCALE: 1 1/2"=    1'-0"
E4 Basement Slab @ Stem Wall

S200
0 6'' 12'' 18''
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STRUCTURAL KEY

FLOOR FRAMING
FJ1: 14" APA PRI-30 @ 16" OC W/ _____HANGERS AS REQ'D
FJ2: 14" APA RPI-70 @ 16" OC W/ _____HANGERS AS REQ'D
FJ3: 2X10 @ 16" OC
FJ4: 2X10 @ 16" OC (MINIMUM RIPPED DEPTH 6-3/4")
FJ5: 2X10 Preservative Treated @ 16" OC
FB1: (2) 1-3/4" X 14" LVL, 2.0E
FB2: (3) 1-3/4" X 14" LVL, 2.0E
FB3: (4) 1-3/4" X 14" LVL, 2.0E
FB4: (2) 1-3/4" X 9-1/2" LVL, 2.0E
FB5: _______________________
FB6: (3) 2X8
SS1: 1-1/2" X 11-7/8" LSL, 1.55E, (3) per 42" SPACING w/ MAX. SPAN 10'
SS2: 1-1/2" X 14" LSL, 1.55E, (3) per 42" SPACING w/ MAX. SPAN 14'

HEADERS
H1: (2) 2X8 W/ (1) 2X6 JAMB STUD & (1) 2X6 KING STUD EA END
H2: (2) 2X10 W/ (1) 2X6 JAMB STUD & (2) 2X6 KING STUD EA END
H3: (2) 1-3/4" X 9-1/4" LVL W/ (2) 2X6 JAMB STUD & (2) 2X6 KING STUD EA END

STRUCTURAL KEY

COLUMNS
WC1: (2) 2X6 STUDS W/10d X 3" @ 6" OC STAGGERED
WC2: (3) 2X6 STUDS W/16d X 3-1/2" @ 12" OC STAGGERED, EA FACE
WC3: 6X6 POST W/ SIMPSON (2) LPC6Z POST CAP
WC4: PT 6X6 POST W/ SIMPSON ABU66 POST BASE & (2) LPC6Z POST CAP
WC5: 6X6 POST W/ SIMPSON ECCQ7.1-6SDS2.5 POST CAP

WALL FRAMING
W1: 2X6 (SPF STUD GRADE) @ 16" OC TYP UNO
W2: 1-3/4" X 5-1/2" LSL STUDS (1.3E) @ 12" OC FOOTINGS

WALL BRACING
WSP: WOOD STRUCTURAL PANEL SHEATHING, MIN 48" LONG, MIN 7/16" OSB OR PLYWOOD SHEATHING FASTENED WITH !
! 8d NAILS @ 6" OC ALONG ALL PANEL EDGES & 12" OC IN THE FIELD. PROVIDE BLOCKING AT ALL PANEL JOINTS.
CS-WSP: CONTINUOUS SHEATHED WOOD STRUCTURAL PANEL SHEATHING, INCLUDING OVER OPENINGS, SEE PLAN ! !
! FOR EXTENTS; MIN 7/16" OSB OR PLYWOOD SHEATHING FASTENED WITH 8d NAILS @ 6" OC ALONG ALL PANEL !
! EDGES & 12" OC IN THE FIELD. PROVIDE BLOCKING AT ALL PANEL JOINTS.
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STRUCTURAL KEY

FLOOR FRAMING
FJ1: 14" APA PRI-30 @ 16" OC W/ _____HANGERS AS REQ'D
FJ2: 14" APA RPI-70 @ 16" OC W/ _____HANGERS AS REQ'D
FJ3: 2X10 @ 16" OC
FJ4: 2X10 @ 16" OC (MINIMUM RIPPED DEPTH 6-3/4")
FJ5: 2X10 Preservative Treated @ 16" OC
FB1: (2) 1-3/4" X 14" LVL, 2.0E
FB2: (3) 1-3/4" X 14" LVL, 2.0E
FB3: (4) 1-3/4" X 14" LVL, 2.0E
FB4: (2) 1-3/4" X 9-1/2" LVL, 2.0E
FB5: _______________________
FB6: (3) 2X8
SS1: 1-1/2" X 11-7/8" LSL, 1.55E, (3) per 42" SPACING w/ MAX. SPAN 10'
SS2: 1-1/2" X 14" LSL, 1.55E, (3) per 42" SPACING w/ MAX. SPAN 14'

HEADERS
H1: (2) 2X8 W/ (1) 2X6 JAMB STUD & (1) 2X6 KING STUD EA END
H2: (2) 2X10 W/ (1) 2X6 JAMB STUD & (2) 2X6 KING STUD EA END
H3: (2) 1-3/4" X 9-1/4" LVL W/ (2) 2X6 JAMB STUD & (2) 2X6 KING STUD EA END

ROOF FRAMING
RT: ! PRE-ENGINEERED WOOD ROOF TRUSSES @ 24" OC;
! TC DL = 10 PSF, BC DL = 5 PSF, TC SL 20 PSF;
! DEFLECTION SL = L/360, TL = L/240; WIND 115 MPH ULTIMATE, EXPOSURE CATEGORY C
TG: ! PRE-ENGINEERED WOOD ROOF TRUSS GIRDER
RJ1: ! 14" TJI @ 16" OC
! TC DL = 10 PSF, BC DL = 5 PSF, TC SL 20 PSF;
! DEFLECTION SL = L/360, TL = L/240; WIND 115 MPH ULTIMATE, EXPOSURE CATEGORY C
RJ2: 2X8 @ 16" OC
RB1: (2) 2X8
RB2: (3) 1-3/4" X 9-1/4" LVL

STRUCTURAL KEY

COLUMNS
WC1: (2) 2X6 STUDS W/10d X 3" @ 6" OC STAGGERED
WC2: (3) 2X6 STUDS W/16d X 3-1/2" @ 12" OC STAGGERED, EA FACE
WC3: 6X6 POST W/ SIMPSON (2) LPC6Z POST CAP
WC4: PT 6X6 POST W/ SIMPSON ABU66 POST BASE & (2) LPC6Z POST CAP
WC5: 6X6 POST W/ SIMPSON ECCQ7.1-6SDS2.5 POST CAP

WALL FRAMING
W1: 2X6 (SPF STUD GRADE) @ 16" OC TYP UNO
W2: 1-3/4" X 5-1/2" LSL STUDS (1.3E) @ 12" OC FOOTINGS

WALL BRACING
WSP: WOOD STRUCTURAL PANEL SHEATHING, MIN 48" LONG, MIN 7/16" OSB OR PLYWOOD SHEATHING FASTENED WITH !
! 8d NAILS @ 6" OC ALONG ALL PANEL EDGES & 12" OC IN THE FIELD. PROVIDE BLOCKING AT ALL PANEL JOINTS.
CS-WSP: CONTINUOUS SHEATHED WOOD STRUCTURAL PANEL SHEATHING, INCLUDING OVER OPENINGS, SEE PLAN ! !
! FOR EXTENTS; MIN 7/16" OSB OR PLYWOOD SHEATHING FASTENED WITH 8d NAILS @ 6" OC ALONG ALL PANEL !
! EDGES & 12" OC IN THE FIELD. PROVIDE BLOCKING AT ALL PANEL JOINTS.
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D1 Main Level Roof & Upper Level Floor Framing

S202
0 4' 8' 12'



ID REV DISCRIPTION Revision
ID

SHEET  TITLE

S203

The Johnsons

Upper Level
Roof Framing

70
9 

P
ar

ke
dg

e
R

es
id

en
ce

70
9 

P
ar

ke
dg

e 
D

riv
e

G
ah

an
na

 O
H

 4
32

30

Gahanna OH 43230

These drawings and specifications and the
concepts emboded in them are the original
unpublished work of Hoffmans Architecture, and
may not be disclosed or duplicated without written
consent of Hoffmans Architecture whether the
project for which they were made is executed or
not, unless otherwise agreed by contract.

ISSUANCE  HISTORY

Contact: Aaron Hoffmans, AIA, NCARB
aaron@hoffmansarchitecture.com

84 4 .6 37 .06 33

H O F F M A N S
A R C HI T E C T UR E

DD Pricing Set 08/26/22

DD Pricing Set - Design R1 11/15/22

Pricing Set 12/12/22

1

1

2

2

4

4

3

3

5

5

6

6

78

8

E E

F F

G G

H H

BB

CC

A A

D D

3.5

3.5

STRUCTURAL KEY

FLOOR FRAMING
FJ1: 14" APA PRI-30 @ 16" OC W/ _____HANGERS AS REQ'D
FJ2: 14" APA RPI-70 @ 16" OC W/ _____HANGERS AS REQ'D
FJ3: 2X10 @ 16" OC
FJ4: 2X10 @ 16" OC (MINIMUM RIPPED DEPTH 6-3/4")
FJ5: 2X10 Preservative Treated @ 16" OC
FB1: (2) 1-3/4" X 14" LVL, 2.0E
FB2: (3) 1-3/4" X 14" LVL, 2.0E
FB3: (4) 1-3/4" X 14" LVL, 2.0E
FB4: (2) 1-3/4" X 9-1/2" LVL, 2.0E
FB5: _______________________
FB6: (3) 2X8
SS1: 1-1/2" X 11-7/8" LSL, 1.55E, (3) per 42" SPACING w/ MAX. SPAN 10'
SS2: 1-1/2" X 14" LSL, 1.55E, (3) per 42" SPACING w/ MAX. SPAN 14'

HEADERS
H1: (2) 2X8 W/ (1) 2X6 JAMB STUD & (1) 2X6 KING STUD EA END
H2: (2) 2X10 W/ (1) 2X6 JAMB STUD & (2) 2X6 KING STUD EA END
H3: (2) 1-3/4" X 9-1/4" LVL W/ (2) 2X6 JAMB STUD & (2) 2X6 KING STUD EA END

ROOF FRAMING
RT: ! PRE-ENGINEERED WOOD ROOF TRUSSES @ 24" OC;
! TC DL = 10 PSF, BC DL = 5 PSF, TC SL 20 PSF;
! DEFLECTION SL = L/360, TL = L/240; WIND 115 MPH ULTIMATE, EXPOSURE CATEGORY C
TG: ! PRE-ENGINEERED WOOD ROOF TRUSS GIRDER
RJ1: ! 14" TJI @ 16" OC
! TC DL = 10 PSF, BC DL = 5 PSF, TC SL 20 PSF;
! DEFLECTION SL = L/360, TL = L/240; WIND 115 MPH ULTIMATE, EXPOSURE CATEGORY C
RJ2: 2X8 @ 16" OC
RB1: (2) 2X8
RB2: (3) 1-3/4" X 9-1/4" LVL

STRUCTURAL KEY

COLUMNS
WC1: (2) 2X6 STUDS W/10d X 3" @ 6" OC STAGGERED
WC2: (3) 2X6 STUDS W/16d X 3-1/2" @ 12" OC STAGGERED, EA FACE
WC3: 6X6 POST W/ SIMPSON (2) LPC6Z POST CAP
WC4: PT 6X6 POST W/ SIMPSON ABU66 POST BASE & (2) LPC6Z POST CAP
WC5: 6X6 POST W/ SIMPSON ECCQ7.1-6SDS2.5 POST CAP

WALL FRAMING
W1: 2X6 (SPF STUD GRADE) @ 16" OC TYP UNO
W2: 1-3/4" X 5-1/2" LSL STUDS (1.3E) @ 12" OC FOOTINGS

WALL BRACING
WSP: WOOD STRUCTURAL PANEL SHEATHING, MIN 48" LONG, MIN 7/16" OSB OR PLYWOOD SHEATHING FASTENED WITH !
! 8d NAILS @ 6" OC ALONG ALL PANEL EDGES & 12" OC IN THE FIELD. PROVIDE BLOCKING AT ALL PANEL JOINTS.
CS-WSP: CONTINUOUS SHEATHED WOOD STRUCTURAL PANEL SHEATHING, INCLUDING OVER OPENINGS, SEE PLAN ! !
! FOR EXTENTS; MIN 7/16" OSB OR PLYWOOD SHEATHING FASTENED WITH 8d NAILS @ 6" OC ALONG ALL PANEL !
! EDGES & 12" OC IN THE FIELD. PROVIDE BLOCKING AT ALL PANEL JOINTS.
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(2) 1-3/4"x14" LVL, CONT.

(2) 1-3/4"x9-1/4" LVL, CONT.

(2) 1-3/4"x14" LVL JOISTS
@ SUPPORT LOCATIONS

2x6 JAMB STUD

2x6 JAMB STUD
(2) 2x6 JAMB STUD
(1) 2x6 KING STUD

(2) 1-3/4"x14" LVL JOISTS
@ SUPPORT LOCATIONS

1-1/2"x5-1/2" LVL STUDS
W/ FIRE BLOCKING

2x6 STUDS & PLATES

FLOOR JOISTS &
SHEATHING BEYOND

1-1/2"x3-1/2" LVL STUD
BETWEEN WINDOWS

POLYETHYLENE (STYROFOAM)
SILL GASKET CAPILLARY BREAK

TREATED BOTTOM PLATE

HOLD GYP. BOARD UP
FROM SLAB

SIKAFLEX PRO SELECT
SEALANT & ADHESIVE

SIKAFLEX PRO SELECT INS.
SEALANT & ADHESIVE BETWEEN
DRYWALL & INS.

1/2" REVEAL WITH 2" DRYWALL
TAPE - PAINT OVER

1x8 WALL CAP TRIM

BOARD INS. ON TOP OF CONC.

DRYWALL Z-TRIM - ALLOW
SPACE FOR WALL CAP

SEE A800 FOR WALL & FLOOR
ASSEMBLIES

SEE A800 FOR WALL & FLOOR
ASSEMBLIES

SIKAFLEX PRO SELECT
SEALANT & ADHESIVE

MTL. FLASHING W/
DRIP EDGE

SEE S200 FOR STRUCTURAL
NOTES

SCALE: 1/2"   =    1'-0"
C1 Window Wall Framing Detail
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D1 Window Wall Section
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E1 Foundation Short Wall - Arch Det
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D1 Garage Door Portal Frame
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Department of Planning  200 S. Hamilton Rd.  Gahanna, Ohio 43230  

  

 
May 11, 2023 
 
Dionte & Jessica Johnson 
709 Parkedge Dr 
Columbus, OH 43230 
 

RE:   Project 709 Parkedge Variance 
  
  
Dear Dionte & Jessica Johnson: 
 
The following comments were generated from the review of the submitted plans and documents for the 
referenced project.   
 

Engineering Project Administrator  (614) 342-4056 

1. No comments. 
 

Transportation & Mobility Engineer  (614) 342-4050 

2. No comments.  
 

Fire District  (welshp@mifflin-oh.gov) 

3. The fire division has no objection to the Johnson front yard setback variance at 709 Parkedge Drive. 
 

Parks  (614) 342-4261 

4. No Comments Per Julie Predieri 
 

Planning  (614) 342-4025 

5. Informational Comment: All required materials have been submitted. It is Staff's opinion that all 
variance criteria has been met; more info in the upcoming report. 

 
If you have general comments or questions, please contact me at kelly.wicker@gahanna.gov or (614) 342-
4025.  If your questions are specific to a certain department’s comments, please reach out to that department 
using the contact information provided with their comments above. 
 
Sincerely, 
 
 
 
Kelly Wicker 
Planning and Zoning Coordinator 



 

STAFF REPORT 

Request Summary 

The applicant is requesting a variance to allow for a reduced front yard setback from 40 feet to 35 feet for 

the construction of a new house at 709 Parkedge Drive. The property is zoned SF-2 – Single Family 

Residential. The site is approximately 2.5 acres and is undeveloped but located within a developed 

residential neighborhood. The property is along Big Walnut Creek and is therefore located within a 

floodplain. 

The site remains undeveloped due to a 100-year floodplain covering most of the lot. Within this type of 

floodplain, there is a 1% yearly chance that flooding will occur, which creates risk for the homeowner. The 

eastern portion of the lot, near the street frontage, is covered by only a 500-year floodplain. This means 

that there is only a 0.2% yearly chance of flooding, which is a much lower risk. This Variance would allow 

for the home to be constructed only within the 500-year floodplain, avoiding higher risk. 

The original front yard setback for this subdivision was 35 feet, which applied to all homes that were 

constructed prior to 2007, when Chapter 1141.08 was amended to change the front setback to 40 feet for 

all properties zoned SF-2, including this lot. Reducing it to the previous setback would allow the building 

to be more consistent with the surrounding properties. 

Variance 

Planning Commission shall not grant a variance unless it finds that all of the following conditions apply:  

a) There are special circumstances or conditions applying to the land, building or use referred to in 

the application.  

b) The granting of the variance is necessary for the preservation and enjoyment of substantial 

property rights. 

c) The granting of the application will not materially affect adversely the health or safety of persons 

residing or working in the neighborhood of the proposed use and will not be materially 

detrimental to the public welfare or injurious to property or improvements in such neighborhood. 

 

Staff Comments 

Staff recommends approval of the variance request as submitted. Special circumstances exist due to the 

house being located within two different kinds of floodplains. There are additional costs associated with 

constructing a building within a 100-year floodplain that can be avoiding by granting this Variance. The 

request is also minor in nature and the front setbacks for the site and the surrounding sites were 

previously 35 feet. It is Staff’s opinion that the addition will not negatively affect any contiguous 

properties. 

 

 

 

 

 

 



 

 

Location/Zoning Map 

 
 

Submitted Site Plan 

 
 

Respectfully Submitted By:  

Maddie Capka 

Planner 

N 

N 
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