






















 

200 S. Hamilton Rd.  Gahanna, Ohio 43230  
614.342.4010 (Phone)  614.342.4100 (Fax) 

 
September 10, 2018 
 
Larry Canini & Associates LLC 
P.O.  Box 887 
New Albany, OH 43054 
 
RE:   Project 488 E Johnstown Rd Rezoning Application 
 
  
Dear Larry Canini & Associates LLC: 
 
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. 
 

Building 
 

1. No comments. 
 
 

Parks 

 
2. No Comment 

 
 

Public Safety 
 

3. No comments or concerns from the police department 
 
 

Soil & Water Conservation District 

 
4. No Comment Received.  

 
 

Community Development 
 

5. The application package appears to be complete.  Staff will prepare a staff report that addresses 
elements of consistency with land use plans, compatibility, etc.   
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September 10, 2018 

Re:  Project 488 E Johnstown Rd 

        488 E Johnstown Rd 

 

 

Fire District 

 
6. The roadway for the development is of adequate width.  Fire apparatus roadways for private 

developments are required to be 20 feet in width and the roadway in Paulina Place is 24 feet wide. 
 
There were no hydrants displayed on the plans, but there appears to be a public hydrant within 
approximately 20 feet of the private roadway.  Below are the fire hydrant requirements for private 
developments according to the fire code. 
 
507.5 Fire hydrant issues systems. Fire hydrant systems shall comply with paragraphs 
(G)(5)(a)(507.5.1) to (G)(5)(f) (507.5.6) of this rule. 
 
(a) 507.5.1 Where required. Where a portion of the facility or building hereafter constructed or moved 
into or within the jurisdiction is more than 400 feet (122 m) from a hydrant on a fire apparatus access 
road, as measured by an approved route around the exterior of the facility or building, on-site fire 
hydrants and mains shall be provided where required by the fire code official. 
 
Exceptions: 
 
1. For Group R-3 and Group U occupancies, the distance requirement shall be 600 feet (183 m). 
 
2. For buildings equipped throughout with an approved automatic sprinkler system installed in 
accordance with paragraph (C)(3)(a)(i) (903.3.1.1) or (C)(3)(a)(ii)(903.3.1.2) of rule 1301:7-7-09 of the 
Administrative Code, the distance requirement shall be 600 feet (183 m).  
 
Additional requirements and comments shall follow after plans are submitted and the review process 
starts 
 

 
 

Public Service & Engineering 

 
7. If fee lots are preferred, the project will need to be platted with public right-of-way. 

 
 
 
 
If you have any comments or questions, please contact me at kelly.wicker@gahanna.gov or (614) 342-4025. 
 
Sincerely, 
 
 
 
Kelly Wicker 
Administrative Assistant 
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PLANNING AND DEVELOPMENT STAFF REPORT 

Request Summary 
This is a request to rezone approximately 4.5 acres from Single Family 
(SF-2) to Two Family Residential (MR-1).  There are two companion 
applications.  One is a conditional use to allow for single family homes 
within an MR-1 zoning.  Single family development within MR-1 must 
meet the parameters of the R-4 district.  The developer prefers R-4 to 
SF-2 since the zoning allows for a smaller lot size.  A third application is 
for a variance to allow for private streets and to not require the project 
to submit a Final Development Plan (FDP).  If approved, the project will 
be required to file a preliminary then a final plat.  The platting process 
approves the number of lots, lot size, lot layout, etc. 

Below is a comparison of the existing and proposed zoning categories 
in regards to setbacks, building height, and lot area.  This is not a 
complete comparison, it is meant to provide an indication of some of 
the similarities and differences between the two zonings. 

Zone District Single Family Residential (SF-2) Two Family Residential (MR-1) with R-4 
Residential District Standards for Single 
Family 

Setbacks Front yard = 40’ 

Side yard = 10’  

Rear yard = 25’ 

Front yard = 25’ 

Side yard = 5’ 

Rear yard = 25’ 

Building Height 32’ and no more than 2 stories 25’ and no more than 2 stories 

Lot Area 15,000 square feet 7,200 square feet 

 
15 lots are shown on the site plan, this includes the existing home.  It is important to note that the site 
plan is not adopted with the rezoning.  Future applications such as a final plat will be required that 
identifies the exact lot layout and size.  The final plat requires a recommendation from Planning 
Commission and adoption by City Council. 

Land Use Plans 
The property is located within the Heartland Concept Plan which was adopted in 1999.  The Plan 
recommends two land use designations for the property, residential and open space/parkland.  The Plan 

 

 
PROJECT DETAILS 

REZONING FROM SF-2 TO 
MR-1 

PROPERTY SIZE: 4.5 ACRES 

DENSITY: 3.3 UNITS/ACRE 

STAFF RECOMMENDATION: 
REQUEST ALIGNS WITH 
PLAN RECOMMENDATIONS 
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anticipated that open space would be acquired by the City as properties were available through sale or 
redevelopment opportunities.   

The 2002 Land Use Plan designates the property parks and recreation.  The objective of parks and 
recreation land use is to assure that the park system and community recreational facilities are planned, 
located, designed, and constructed to provide recreational opportunities.  If the rezoning is approved, as 
part of the platting process, the property will be evaluated for the appropriateness for recreational 
opportunities.  Onsite park space will be provided or fees in-lieu of onsite park space will be required.  
The City determines which option is preferable during review of the final plat. 

While not adopted, the City is in the process of creating a new comprehensive land use plan.  This plan 
would replace all existing plans when adopted.  It designates the property as low density residential.  
Permitted uses include attached and detached single family homes at a density of 3-6 units per acre. 

It should be noted that all three of the above mentioned plans are meant to guide growth and inform 
decision makers.  They do not mandate a particular use, intensity, scale, etc. 

Area Commission 
The request was discussed at the August 2nd Area Commission meeting.  Attached to the report is 
feedback from the area commission meeting.  Please note that Area Commission feedback is non-
binding. 
 
Rezoning 
Planning Commission shall consider the following elements, among other criteria, when deciding the 
proposed change: 
 

1. Consistency with the goals, policies and comprehensive land use plan of the City of Gahanna, 
including any corridor plans, or subarea plans. 

Applicable plans recommend a variety of uses, goals, and objectives for the property.  The 
property appears to have been deemed appropriate for recreational uses in addition to 
residential uses because of how it is currently developed, one unit on 4.5 acres.  And because it is 
centrally located in an area almost entirely developed with single family development.  It is not 
typical to designate privately owned land as park and recreation.   

The new land use plan, which has not yet adopted, designates the property as low density 
residential.  The request is consistent with the recommendations of this plan as they are 
proposing single family lots at a density of 3.3 units per acre.  The plan recommends 3-6 units per 
acre. 

2. Compatibility of the site’s physical, geological, hydrological, and other environmental features 
with the potential uses allowed in the proposed zoning district. 
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3. Evidence the applicant cannot receive a reasonable return in investment through developing the 
property with one of the uses permitted under the current zoning. 

4. Availability of sites elsewhere in the City that are already zoned for the proposed use. 

Staff is not aware of similarly sized and undeveloped parcels that are zoned MR-1.  Many of the 
discussions staff has had with developers is on the availability of land appropriate to develop for 
residential uses.  Typically these discussions result in the conclusion that Gahanna has little to no 
property suitable for development of a single family subdivision. 

5. The compatibility of all the potential uses allowed in the proposed zoning district with the 
surrounding uses and zoning in terms of land suitability, impacts on the environment, density, 
nature of use, traffic impacts, aesthetics, infrastructure, and potential influence in the value of 
existing abutting lands or approved developments. 

Staff is of the opinion that the rezoning is consistent and appropriate with surrounding uses. The 
request is for single family development at a density of 3.3 units per acre.  The areas surrounding 
the project site, which are zoned Single Family (SF-3), are developed at a similar density ranging 
from 2.7 -3.0 units per acre. 

6. The capacity of City infrastructure and services to accommodate the uses permitted in the 
requested district without compromising the “health, safety, and welfare” of its citizens. 

7. The apparent demand for the type of uses permitted in the requested zoning district in the City 
in relation to the amount of land in the City currently zoned to accommodate the demand. 

Through conversations with various developers, analysis performed as part of the new land use 
plan, and data received through regional analysis such as Insight 2050, staff is aware that there 
is an extremely high demand for residential development.  Demand appears to be highest for 
multifamily development such as apartments and for non-traditional large lot development such 
as condos and townhomes.  The majority of residential zonings which allow single family 
development only permit the development on lots larger than a ¼ of an acre.  These lot sizes, 
while still desirable by many, are not consistent with housing trends.  This request would develop 
under the parameters of R-4 which allows for a smaller lot size than any other residential zone 
district.  These lot sizes (7,200 square feet) are more in line with current housing trends.  Even 
though the lot size is smaller than the surrounding development, density of the development is 
substantially similar. 

It is Planning and Development staff’s opinion that the request to rezone to MR-1 with a conditional use 
to allow single family is consistent with the development patterns of the surrounding area and is in 
alignment with the vision of the property as set out by the land use plans.   
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Conditional Use 
MR-1 zoning permits single family residential as a conditional use.  Therefore, in order to construct 
detached homes, a conditional use permit is required.  MR-1 states that the development standards of 
the R-4 district must be followed when developing single family. 

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. 

It is staff’s opinion that the request meets the four conditions of approval and therefore recommends 
approval of the request.  
 
Variance 
Three variances have been requested from the code.  Two of the variances, CH 1108.01 and 11.09.02(a), 
require approval by City Council. 

1. Variance to CH 1108.01 which requires a final development plan (FDP) for any property other 
than those zoned single family.  The property would be rezoned to MR-1 which is a two family 
zoning, therefore it would be required to file an FDP even though the request is for single family.  
This appears to be an oversight in the code.  The code should require an FDP for all projects 
except single family.  The applicant intends to file a plat in-lieu of the FDP.   

2. Variance to CH 1109.02(a) which requires streets to be dedicated to public use.  The developer 
proposes to have private streets.   

3. Variance to CH 1145.05(a) which requires lots to front a public street.  The developer proposes 
to have private streets. 
 

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

Staff does not object to the requested variances.  Private streets can be advantageous to the City as it 
reduces our costs associated with providing services to residential development.  The developer 
proposes to file a plat instead of an FDP.  This appears to be the proper permitting path for this type of 
development as the code states that single family zonings are exempt from the FDP process.  Technically 
the zoning category requested is not a single family zoning but rather a two family zoning.  The platting 
process is more appropriate than an FDP to capture lot size, location, etc. 
 
Location/Zoning Map 

 

Respectfully Submitted By:  
Michael Blackford, AICP 
Deputy Director 



Area 
Commission 

Feedback 
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Michael Blackford

From: Jordan Fromm <jfromm@valuerecovery.com>
Sent: Friday, July 20, 2018 4:14 PM
To: Michael Blackford
Subject: RE: Area Commission #3 Meeting August 2nd 

Categories: Public Hearing Item

Good afternoon sir! 
 
I have a tight schedule that day.  In the event I am not able to make it, I have the following 
observations and concerns: 
 

 This is very clearly a residential area, and I believe that SFR is the highest and best 
use. I don’t see any other use besides residential, agricultural, or parkland being 
compatible—particularly with this parcel being landlocked by single family 
residential. 

 I am not pleased with the density. I believe it should be developed at the same 
SFR/acre as its surrounding neighborhoods. 

 
From: Michael Blackford <Michael.Blackford@gahanna.gov>  
Sent: Friday, July 20, 2018 3:58 PM 
To: Carla Williams‐Scott (crws40@aol.com) <crws40@aol.com>; Diana Redman (toddyr@aol.com) <toddyr@aol.com>; 
Gina Karasneh (ginakarasneh@gmail.com) <ginakarasneh@gmail.com>; Jay Mantle (mulhenny@gmail.com) 
<mulhenny@gmail.com>; John Spinelli <spincohio@gmail.com>; John Williams (johnwill5k@att.net) 
<johnwill5k@att.net>; Jordan Fromm <jfromm@valuerecovery.com>; Mallory Sribanditmongkol 
(malloryalexin@gmail.com) <malloryalexin@gmail.com>; Mark Seidelmann (mseidelmann@gmail.com) 
<mseidelmann@gmail.com>; Merisa Bowers (merisa.bowers@gmail.com) <merisa.bowers@gmail.com>; Ron Smith 
<rsmith@sohproductions.com> 
Subject: Area Commission #3 Meeting August 2nd  
 
Good afternoon, 
 
We have an item for consideration for the August 2nd  meeting.  This item is time certain for 6:00 pm.  It is a rezoning 
request at 488 Johnstown Road (between Colony Place and Larry Lane). 
 
August 2 Agenda 
 
Let me know if you have any questions.  Please feel free to send me an email with any comments about the request if 
you can’t make it to the meeting.  Thanks. 
 
When: 6:00 pm, August 2nd   
Where: City Hall, Committee Room 
What: Residential Rezoning 
 
 

MICHAEL BLACKFORD, AICP 
Deputy	Director	
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Department	of	Planning	&	Development	
	
	

    
     CITY OF GAHANNA 
	
200	S.	Hamilton	Rd.		
Gahanna,	Ohio	43230		
614‐342‐4029	
614‐342‐4129	(fax)	
michael.blackford@gahanna.gov 
www.Gahanna.gov   
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