PLAIN TOWNSHIP ZONING COMMISSION
MEETING MINUTES
July 11, 2024

Rick Otten called the Plain Township Zoning Commission Meeting to order at 7:00 p.m.

ROLL CALL

Attending the Plain Township Zoning Commission Meeting were Rick Otten, John Andres, and Amanda
Martin. Zoning Officer Ben Collins and Assistant Zoning Officer Mary Fee were also in attendance.

ADDITIONS OR CORRECTIONS TO AGENDA

None

APPROVAL OF MINUTES

June 13, 2024 Meeting Minutes

Ms. Martin made a motion to approve the June 13, 2024 meeting minutes as submitted. Mr. Andres
seconded the motion. Vote: Mr. Andres — Yes, Mr. Otten — Yes, Ms. Martin — Yes. Motion carried

RECOGNITION OF VISITORS/ CITIZEN’S COMMENTS

Rob Riddle — 11048 Johnstown Road
Christine Soska — 11062 Johnstown Road
Chad Blind — 11561 Johnstown Road

ZONING OFFICER’S REPORT

None

NEW BUSINESS

None

" OLD BUSINESS

None



HEARINGS

Re-zoning Application — 11048 Johnstown Road to be zoned from Rural to Suburban Residential
District (R-4) to construct a two-family dwelling

Chair Rick Otten swore in the applicant, Rob Riddle, and residents, Christine Soska, and Chad Blind.

Zoning Officer Ben Collins stated that the rezoning is to suburban residential, which includes, as a
condition use, two family dwellings. The application has been reviewed to see how it applies to the
Township Land Use Plan. The property in question located at the northeast corner of Johnstown Road
and Walnut Street. It is a fairly long and narrow property. Currently there are no existing dwellings on
the property, but there was a dwelling for many years. There is a portion of the floodplain that
encroaches into the southeast corner of the property, and the striped area that is the floodway, and then
the other areas of the floodway fringe. There is a slight a curve at this property and a bit of a step down
from the grade from the roadway into the property that leads back to the creek. There is an existing
curb cut on Johnstown Road as well as the one on Walnut Street. The Rocky Fork Blacklick Accord
land use plan indicates everything north of Walnut Street as a Metro Park Zone with a maximum
density of one unit per acre. This property went before the Rocky Fork Blacklick Accord for informal
review last month. This property is in the northeast corner of the township. The Plain Township Land
Use Plan has a couple principles to help guide growth and they really focus on natural features and the
rural character of the area. These are principles for the Metro Park zone. Principle 1 of this plan, and
future development approvals, would guarantee the preservation of streams, creeks, wetlands,
greenbelts, tree stands and other significant natural features through the use of setbacks, easements, or
conservation. Principle 2 is to maintain the rural feel on existing township roads from the
establishment of large setbacks and preservation of the existing rural character.

Johnstown Road at this location is a state road under the jurisdiction of Ohio Department of
Transportation (ODOT). It's not actually a township road. Each application for rezoning should be
weighed against the principles to verify that is the performance with the desires of the township. We
have general principles, but we take them on case by case basis. Looking at the R4 Zoning District, the
purpose stated is to provide establishment of medium low density, single and two family dwellings not
to exceed 4 dwelling units per gross acre. Centralized water and sewer facilities are required. The
district is provided in recognition of sections of the township with the general idea that whatever is
best served in maintaining the ability to provide essential services and facilities for a healthful and
desirable residential environment. Two family buildings are listed under conditional use, so that will
require a separate process. If this rezoning is successful, the applicant will have to come before our
Board of Zoning Appeals for a Conditional Use permit, which will include another public hearing.

The R4 district has minimal development standards. Sewage disposal is sort of the caveat, our text
states that connection to a community sewage collection and treatment system or public central
treatment system shall be required for having a lot area of less than 40,000 SF. What this means is if
you have at least 40,000 SF per dwelling unit you do not have to have access to central sewer or
package plant. That is what allows this property to be rezoned. This property is just under 2 acres and
there is about 42,000 square feet per unit. The applicant provided an updated site plan and rendering
and the presentation has been updated to include those items. For tonight, we are just talking about the
rezoning to R4, the specific construction and buildings are not under the purview of the Zoning
Commission, that will come before the BZA for the Conditional Use permit. There is a total of 6400
SF of building footprint which a total of 27% lot coverage. This is below the maximum requirements
for Plain Township zoning so it is compliant. There is an existing variance on this property to allow a



reduced setback to Johnstown Road, and the applicant is aware of the concerns of the zoning office
about potential improvements to Johnstown Road including widening of the road, lighting, or a
realignment of this intersection. Due to the possible impacts of the Intel development, ODOT is
looking at Johnstown Road from New Albany all the way to Johnstown and what it might mean for
improvements as Intel develops. The new rendering show that the dwelling is set approximately 6’ or
so below the roadway. The rendering shows the elevations from grade.

The proposed layout of the structure indicates there will be a center dividing wall and stairwell with
two garage bays and then the living residential space on opposite ends of the structure. There is a
second floor with bedrooms and a bonus room. There are some porches on either end for additional
living space, kind of connecting to the outdoor environment. This is adjacent to Blacklick Creek,
which does have a small tree stand on the west side of the creek. The accessory structure is located at
the South end towards Walnut Street, and you can start to see the change in elevation. On the left side
of this graphic is the Johnstown Road bend and you can see how the structure itself is situated
significantly below grade.

We do not have any other areas in the immediate vicinity zoned R4 so it is a little bit unique. It does
comply with our specified Metro Park zoning limit of one unit per acre and is compatible with the
Rocky Fork Blacklick Accord. This did go before the Franklin County Planning Commission who
review all our rezonings and they voted to recommend approval of the application. The applicant is
considering going back to the Rocky Fork Blacklick Accord for a formal review. The applicant’s initial
presentation before the RFBA was an informal review for comment

Mr. Otten asked if the driveway on Walnut Street was too close to the intersection. Mr. Collins replied
that the Franklin County subdivision regulations are used and there is a chart for intersections and
proximity. It is based on the kind of roadways. There are minor collectors, major collectors or arterials
on roads and Walnut Street on the east side is a is a minor collector. It also depends on the speed limit.
On East Walnut Street, [ believe that is only 35 miles an hour. Johnstown Road is 45 I believe at this
location. It is immaterial right now because there is an existing curb cut, if this were an undeveloped
property and someone wanted to locate a driveway there, the County engineer would probably push it
as far east as they could towards the bridge. Mr. Otten asked if changing the zoning invalidates the
grandfathered driveway placement. Mr. Collins replied not for the curb cut at this location; the curb cut
is on East Walnut Street which is a township road at this location, so that would be under the
jurisdiction of the township. We do not have a policy in place to revoke the curb cut that is
grandfathered. It is permanent, if you can show you had an existing curb cut in the past, you can use it
again even if the zoning changes.

Chair Otten opened the discussion to see if the board had any questions for the applicant. Ms. Martin
asked if the applicant had studied how many AirBnbs, VRBOs, or short-term rentals were in the area.
Mr. Riddle indicated that there were 4 that he knew of in the area. One on Central College, one on
Kitsmiller, another one on Walnut Street and another on a different portion of Central College.

Mr. Riddle stated that it is worth mentioning that the grade gets significantly steeper as you get closer
to the creek, there is a bridge there. Most likely they put the driveway in its current location to move it
further away from the creek and the steep incline. I have owned the land for 11 years and originally
intended to build a bardominium for myself. At the time, barndominiums were a new concept and the
banks would not lend on it. [ believe the unusual lot lends itself to barndominium type structure and it
would be a drastic improvement over the structures that are currently on the property.



Christine Soska, who owns the property next door, asked about the location of the accessory structure
and why it was moved from its placement on the original rendering. Mr. Riddle replied that originally
it was in an area that would be where the septic system would go and his architect recommended
moving it. The accessory structure would be used by the applicant for storage of items like a boat or an
RV. He is not even sure if it will be in his budget to build the ancillary building but if he can swing it,
he would like to do it all at once. Ms. Soska asked about short-term rentals. Mr. Riddle replied that
being a Realtor in New Albany, there is a need for short term and midterm housing here that is utterly
ignored. The property is about 5 minute driving distance from three different wedding venues. If you're
having your wedding at Jorgensons Farm or the Oaks or the Estates at New Albany, you're pretty much
relegated to staying at hotels like the Courtyards at Marriott if you don’t live in town. It will be
different than staying at a hotel. With Intel coming there is a need for furnished housing. I work with
clients that sell their home and still need a place to stay. I've got a client who owns the short-term
rental on Central College and he has tenants that are there for like 4 months and one that's indefinite,
they just rent on a week to week basis. My hope was to not put any pressure on the school district. Ms.
Soska asked if Mr. Riddle intended to remove any trees. Mr. Riddle replied he had no plans to remove
trees. His plan is that the building would provide a buffer to the traffic on Route 62 and the trees and
creek could be enjoyed.

Mr. Riddle further stated that he had spoken with Franklin County Health department to ensure that he
could build before he came before the board for rezoning. He worked with Steve Miller, soil scientist
and he and the health department determined the 8 bedrooms (4/unit) would be allowed and approved.

The number of accidents at the curve was mentioned. Mr. Riddle said that he was aware of accidents at
that curve. He said he spoke with ODOT and asked for a guardrail at his location. ODOT indicated that
a certain slope is necessary before a guardrail is needed and the location does not warrant a guardrail.
Mr. Riddle indicated that they would put some barriers in place to mitigate vehicles coming off the
road and striking buildings or anyone inside. The living spaces are towards the back of the dwelling
and it would have to be a pretty unusual situation before there was a risk to personal injury.

Ms. Soska asked if Plain Township had a Noise Ordinance or short-term rental rules. Mr. Collins
replied that townships are a limited form of government and authority to regulate for zoning is
somewhat limited. The Board of Trustees has not adopted a noise ordinance. Mr. Collins further stated
that to his knowledge, there are no townships in Franklin County that have a regulation on short term
rentals. He has talked to our legal counsel and they do not have any clients that are currently regulating
short-term rentals. There are some townships in the Cincinnati area that are large urban townships with
40,000-60,000 residents. They have addressed short-term rentals because of the volume of people and
the amount of traffic they have. Plain Township does not have anything in place to regulate noise or
short-term rentals. Mr. Riddle replied that my aim is to be a good neighbor, I run a business here, I'm a
Realtor in town who is here to stay. I'm on really friendly terms with everybody. We live a mile down
the street, we aren't planning to build a party pad. There will be nest cameras. My wife is an attorney
and she's not going to, from a liability standpoint, allow the property to be a party place. That does not
do us any favors. I do not want people to trash the place. There is something like a festival alarm that
looks like a smoke detector, it sends a notice to me if the noise gets too loud. It also beeps in the
property like a smoke detector. These were designed for AirBnb and short-term rentals. I feel confident
that noise would not be louder than the road noise from Route 62.

The existing curb cut on Johnstown Road (Route 62) was discussed. Mr. Riddle indicated that he did
not want to give up that curb cut in case road work at the intersection eliminated his curb cut on



Walnut Street. If he did not have a curb cut it would give him an unbuildable lot. He has no intention
of using the curb cut at the present time.

A letter provided to the township from a resident was read into the record. The letter was concerned
about the proximity of the development to Route 62 and the vehicles that have in the past left the
roadway and intruded into the property at one time striking the prior building. Mr. Collins stated that
those concerns had previously been address in the meeting. Mr. Otten stated that it is a risk that can be
mitigated by proper development. Mr. Riddle stated he would probably plant some trees along 62 as a
defensive measure. Mr. Collins stated that the letter also included a comment that the style of the
proposed building is extremely different from other homes and feels it will not fit. Mr. Collins stated
that the applicant revised the renderings that were previously shared. The new renderings show typical
rural features, mimicking a barn feel with vertical siding, faux pane doors, customary split pane
looking windows and even the overhead garage doors are very typical of rural barns. Mr. Riddle
replied that he had made adjustments based on the feedback he received from the Rocky Fork
Blacklick Accord. He tried to reduce the initial massive size with architectural features and a relief in
the facade.

Mr. Collins stated that a neighbor had stopped in to the offices and indicated that the original property
did not have a private sanitation facility. Mr. Riddle replied that Franklin County Records held that
there was an existing aeration system there and that is why he was able to get an aeration system
approved. The aeration system was grandfathered.

Amanda Martin made a motion that Parcel #220-000011, also known as 11048 Johnstown Road be
rezoned from Rural to Suburban Residential District. Rick Otten seconded the motion. VOTE: Rick
Otten — Yes; Amanda Martin — Yes; John Andres — No.

Mr. Collins stated that the recommendation of the Zoning Commission will go to the Board of Trustees

for a public hearing at their next scheduled meeting which should be August 7. If the rezoning is
approved, you will need to go before the Board of Zoning Appeals for the Conditional Use.

BOARD MEMBER COMMENTS

None

ADJOURNMENT

Mr. Andres made a motion to adjourn the meeting. Ms. Martin seconded the motion. All in favor.
Motion Carried. The regular meeting of the Plain Township Zoning Commission was adjourned at 7:52
pm

**AS APPROVED**

Ben Collins
Zoning Commission Secretary




