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200 S. Hamilton Road, Gahanna, OH  43230 

Phone(614)342-4010  Fax(614)342-4100 
 

 

 
May 24, 2018 
 
Brookewood Construction Co., Inc 
120 N. High St. 
Gahanna, OH 43230 
 
RE:   Project 870 E Johnstown Rd Variance 
  
  
Dear Brookewood Construction Co., Inc: 
 
The following comments were generated from the review of the submitted plans and documents for the 
referenced project.  For the next submittal, please provide a disposition of comments, revised plans, and/or 
other information as requested for further review. The disposition of comments needs to include both the 
original comment and the appropriate response. If desired, these comments can be emailed.  Re-submitted 
plans that do not include the disposition of comments document will not be reviewed and will be returned to 
you. 
 

Parks - 

 
1. My concern is that there is no adherence to City Ordinance 914. There is/ was a lot of canopy lose. 

 
 

Public Safety -  
 

2. No comment or concerns from the police department. 
 
 

Fire District -  
 

3.  
With the proposed change to the number of residential units exceeding thirty (30), the development 
shall comply with the provisions of Section D107, One and Two Family Residential Developments, of 
the 2017 Ohio Fire Code.   
 
D107.1 One- or two-family dwelling residential developments.  Developments of one- or two-family 
where the number of dwelling units exceeds 30 shall be provided with two separate and approved fire 
apparatus access roads. 
 
Exceptions: 
 
1. Where there are more than 30 dwelling units on a single public or private fire apparatus access 
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road and all dwelling units are equipped throughout with an approved automatic sprinkler system in 
accordance with Section 903.3.1.1, 903.3.1.2 or 903.3.1.3 of the Ohio Fire Code, access from two 
directions shall not be required. 
 
2. The number of dwelling units on a single fire apparatus access road shall not be increased 
unless fire apparatus access roads will connect with future development, as determined by the fire 
code official. 
 
  
Additional requirements and comments could follow after plans are submitted and the review process 
starts 
 

 
 

Community Development - Revisions Needed 
 

4. Please be aware that Chapter 1145.05(a) of the R-4 zone district requires public streets.  Please add a 
reference to the application or staff can modify the application if desired. 

 
 

Soil & Water Conservation District -  
 

5. No Comment received.  
 
 

Public Service & Engineering -  
 

6. Although these will be private streets, pedestrian facilities should be required within the development. 
7. The private streets shall be designed in a manner that supports the loads of the largest emergency 

vehicles used by the fire department. 
8. The roadways will be the sole maintenance responsibility of the developer or HOA. 
9. By code, any lots resulting from this development shall have access to public right-of-way. Based on 

the provided plan, it appears that the intent is to not provide individual lots for each dwelling unit, 
thus the entire 6.659 acre tract will remain un-split and maintain the necessary access and frontage to 
the public right-of-way on Clotts Road. Private roads are acceptable to our office. 

 
 

Building -  
 

10. No Comment 
 
 
If you have any comments or questions, please contact me at kelly.wicker@gahanna.gov or (614) 342-4025. 
 
Sincerely, 
 
 
 
Kelly Wicker 
Administrative Assistant 



 

83 Shull Avenue Gahanna, Ohio 43230 614.414.7979 fax: 614.414.7980 
 

James T. Watkins P.E., M.B.A., Principal jim@watconeng.com 
 
 

 
 
June 14, 2018 

 
City of Gahanna Department of Public Service and Engineering 
200 S Hamilton Rd 
Gahanna, OH  43230 

 
RE: Review Response Letter from May 24, 2018 comment letter for Project 870 E Johnstown Rd - Variance 

 
Dear Michael, 

Please see review response comments below: 

Parks - 
 

1. My concern is that there is no adherence to City Ordinance 914. There is/ was a lot of canopy lose. - There are 
numerous trees will be Preserved within the Open Space Preservation Zone, Perimeter Preservation Zone, 
other Open Spaces as well as whenever possible in between buildings.  The amount of trees that will be 
Preserved far exceed the code 914 requirement. 

 
Public Safety - 

 

2. No comment or concerns from the police department.-   OK 
 
Fire District - 

 

3. With the proposed change to the number of residential units exceeding thirty (30), the development shall 
comply with the provisions of Section D107, One and Two Family Residential Developments, of the 2017 Ohio 
Fire Code. 

 
D107.1 One- or two-family dwelling residential developments. Developments of one- or two-family where the 
number of dwelling units exceeds 30 shall be provided with two separate and approved fire apparatus access 
roads. A stub road has been added on the southern boundary line at the terminus of unit #16.   
 
Exceptions: 

 
1. Where there are more than 30 dwelling units on a single public or private fire apparatus access 
road and all dwelling units are equipped throughout with an approved automatic sprinkler system in 
accordance with Section 903.3.1.1, 903.3.1.2 or 903.3.1.3 of the Ohio Fire Code, access from two directions 
shall not be required. – OK 
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2. The number of dwelling units on a single fire apparatus access road shall not be increased unless 
fire apparatus access roads will connect with future development, as determined by the fire code official. 
– OK  

 
Additional requirements and comments could follow after plans are submitted and the review process starts - 
OK 

 
Community Development - Revisions Needed 

 

4. Please be aware that Chapter 1145.05(a) of the R-4 zone district requires public streets. Please add a 
reference to the application or staff can modify the application if desired. – All streets will be private. 

 
Soil & Water Conservation District - 

 

5. No Comment received. - OK 
 
Public Service & Engineering - 

 
6. Although these will be private streets, pedestrian facilities should be required within the development. – 

This is a proposed gated community and vehicle access will be limited to the residents and not the 
public.  A centralized Community Pavilion will be provided for a community gathering area.  

 
7. The private streets shall be designed in a manner that supports the loads of the largest emergency 

vehicles used by the fire department. -  OK 
8. The roadways will be the sole maintenance responsibility of the developer or HOA. OK 
9. By code, any lots resulting from this development shall have access to public right-of-way. Based on the 

provided plan, it appears that the intent is to not provide individual lots for each dwelling unit, thus the 
entire 6.659 acre tract will remain un-split and maintain the necessary access and frontage to the public right-
of-way on Clotts Road. Private roads are acceptable to our office. - OK 

 
Building - 

 

10. No Comment - OK 
 
 

If you have any comments or questions, please contact me at shawn@watconeng.com or (614) 313-4444.  Sincerely, 

 
 

Shawn A Lanning 
Land Planner 

 

mailto:shawn@watconeng.com


                                         

 
“HERB CAPITAL OF OHIO” 

200 SOUTH HAMILTON ROAD, GAHANNA, OH 43230 
614-342-4000 PHONE  614-342-4100 FAX  WWW.GAHANNA.GOV 

PLANNING AND DEVELOPMENT STAFF REPORT 

Request Summary 
This is a request for final development plan (FDP), design review (DR), conditional use (CU), and Variance 
approval for the properties fronting the intersection of Johnstown and Clotts Road.  These properties 
have had a number of requests recently reviewed and approved by Planning Commission and City 
Council.  Requests include rezoning, FDP, DR, and variance approvals.  The requests currently under 
consideration are in keeping with the plan of development previously discussed for the properties at 
past hearings.  The main exception being a conditional use request to allow for single family homes on 
the two acres of property zoned Multiple Residential (MR-1). 

If approved, the Pinnacle Pointe project would allow for 37 detached single family homes on a total of 
8.6 acres.  The requested unit total is consistent with what was previously discussed during the rezoning 
hearings.  The layout is very similar to what was previously discussed or approved.  The main exception 
being the location of the access point on Clotts Road was shifted slightly to the east.  This was done as a 
result of combining two access points into one.   

The project also consists of a .49 acre parcel that was recently recommended to City Council to be 
rezoned to Neighborhood Commercial (NC) with an overlay that restricts uses.  A conditional use has 
been requested that would allow for the majority of conditional uses by right with the exception of a 
few uses that have been determined to be undesirable.  Undesirable uses were determined after several 
discussions with City Council and Area Commissions. 

If approved, the FDP and DR would replace the plans that were previously approved for the portion of 
the site that is zoned MR-1. 

Conditional Use 
A conditional use has been requested to Chapter 1147.04(a)(1) of the MR-1 portion of the zoning code 
to allow for single family residential.  The property was rezoned to MR-1 to allow for attached condos.  
The plan of development has changed slightly as the request is now for detached condos.  The density of 
the project is the same as previously approved.  

An additional component to the conditional use is to permit all conditional uses within neighborhood 
commercials with the following exceptions: 

• SIC 554 – Gas stations 
• SIC 805 – Nursing and personal care facilities 
• SIC 8099 – Health and allied services not elsewhere classified 

 

Please keep in mind that the recently recommended for approval rezoning contained an overlay which 
prohibited several uses including the above uses and drive in facilities.  The remaining allowed 



                                         

 
“HERB CAPITAL OF OHIO” 

200 SOUTH HAMILTON ROAD, GAHANNA, OH 43230 
614-342-4000 PHONE  614-342-4100 FAX  WWW.GAHANNA.GOV 

conditional uses are almost all office related and include such uses as doctor offices, real estate offices, 
engineers, accountants, and planner offices.   

Requests for a conditional use shall be approved if the following four conditions are met: 

1. The proposed use is a conditional use of the zoning district and the applicable development 
standards established in this zoning ordinance are met. 

2. The proposed development is in accord with the appropriate plans for the area. 

3. The proposed development will not have undesirable effects on the surrounding area. 

4. The proposed development will be in keeping with the existing land use character and physical 
development potential of the area. 

Variance  
A variance has been requested from two code sections that require single family residential to be 
developed on public streets.  This request applies to the two acres of property zoned MR-1.  A similar 
variance was granted for the majority of property which is zoned single family (SF-3).  The applicant is 
requesting to have private streets throughout the project.  Construction and maintenance of the road 
will be the responsibility of the developer.   
 
The variance to chapter 1109.02(a) is located within the “Platting and Subdivisions” portion of the 
zoning code and is required to be approved by City Council.  Therefore, Planning Commission is 
providing a recommendation to Council. 
 
Planning Commission shall not grant a variance unless it finds that all of the following conditions apply 
to the case in question: 

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. 

 
 
Final Development Plan 
Please be aware that the commercial portion of the request will be required to file a FDP when a 
development plan has been identified.  The FDP is only for the residential portion of the request.  The 
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layout on the FDP is almost identical as to what was presented with the rezoning.  A companion request 
of the rezoning included several variances.  Building setbacks are consistent with the previously 
approved variances. 
 
Planning Commission shall approve an FDP application if the following four conditions are met: 

A. The proposed development meets the applicable development standards of this Zoning 
Ordinance. 

B. The proposed development is in accord with appropriate plans for the area. 

C. The proposed development would not have undesirable effects on the surrounding area. 

D. The proposed development would be in keeping with the existing land use character and 
physical development potential of the area. 

 
Design Review 
The properties subject to the DR application are zoned MR-1 and SF-3.  These zone districts typically are 
not required to go through the DR review and approval process.  The applicant has provided elevations 
and an image of a material board that was previously presented and approved by Planning Commission.  
These have been provided as an illustrative example of colors and color pallets that will be used in the 
project.  The applicant has stated that additional colors may be used in the project as final color 
schemes will not be known until they are selected by the home owner. 
 
A landscape plan has been provided that includes tree preservation that meets the requirements of 
Chapter 914 and landscaping at the entrance of the project.  
 
Staff Recommendation 
Staff recommends approval of the four applications as presented.  The applications are a result of a 
couple of years’ worth of discussion between residents, City Council, Planning Commission, and staff.  
Project layout, density, and design are all consistent with previously approved applications.  In fact, staff 
believes that the project as currently submitted is superior to past projects as it has consolidated two 
access points into one and has eliminated attached condos.  Only detached condos are proposed.  This is 
consistent with existing residential development in the Clotts Road area. 
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Zoning Map 

 

 

Respectfully Submitted By:  
Michael Blackford, AICP 
Deputy Director 

Area where 
conditional use and 
variances apply. 
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