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Rezoning Application #ZON-19-01     May 7, 2019 1 
  2 

LEGAL NOTICE 3 
 4 

Notice is hereby given that the Orange Township Zoning Commission will hold a public hearing on 5 
Tuesday, May 7, 2019 at 7:00 p.m. to consider the following application: 6 

 7 

Rezoning Application #ZON-19-01, Porshi Development LLC, Requesting to rezone one parcel 8 
totaling 11.24 +/- acres from a Farm Residential (FR-1) District to a Single Family Planned Residential 9 
(SFPRD) District to be known as Porshi. The subject property is currently owned by Porshi 10 
Development LLC. The area being rezoned from FR-1 to SFPRD is located at 7338 South Old State 11 
Road, Lewis Center OH 43035 having parcel number 318- 240-01-030-000. 12 

 13 

The hearing will be held at the Orange Township Hall, 1680 East Orange Road, Lewis Center, 14 
Ohio 43035. 15 

 16 

After the conclusion of such hearting, the matter will be submitted to the Orange Township Board of 17 
Trustees for its action. 18 

 19 

The application and plans are available for inspection from today’s date through the date of the hearing 20 
at the Orange Township Zoning Office, 1680 East Orange Road, Lewis Center, Ohio 43035. Zoning 21 
Office hours are Monday through Friday, 8 a.m. to 4:30 p.m., except legal holidays. 22 

 23 

Mark Duell, Chairperson 24 
Michele Boni, Orange Township Zoning 25 

 26 

Publish one time on or before Saturday, April 27, 2019 in the Delaware Gazette. 27 
 28 
Roll:  Mark Duell-absent, Christine Trebellas, Dennis McNulty, Adam Pychewicz, Barrett Ault 29 
 30 
Township Officials Present:     Michael McCarthy Legal Counsel 31 
                                                  Michele Boni  Planning & Zoning Director 32 
 33 
Ms. Boni: Mr. Duell indicated that he was not able to attend but he did provide his comments, and we will 34 
read those when we are ready for that.  I would like to introduce Bill Cowan, our new Director of 35 
Operations for the Maintenance and Parks Department. He has written a letter as this is his first 36 
application to review, so we’re hoping to take his comments into consideration for this application. Read 37 
the Legal Notice. 38 
 39 
Ms. Trebellas:  I believe we have comments from Regional Planning. 40 
 41 
Mr. McCarthy: As part of the rezoning process, the application is forwarded to the Delaware County 42 
Regional Planning Commission. They have a hearing to consider the application, they make a non-43 
binding recommendation to the Zoning Commission. The law requires that this body must consider, not 44 
follow, their recommendation in the rezoning process.  45 
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10-19 ZON Porshi Development LLC – Orange Twp. - 11.249 acres – FR-1 to SFPRD 46 
 47 
 Request: The applicant, Porshi LLC, is requesting an 11.249-acre rezoning from FR-1 to SFPRD for the 48 
development of a 22 lot single family subdivision. 49 
 50 
 Conditions Location: east of S. Old State Rd., north of E. Orange Rd.  51 
 52 
Present Zoning: Farm Residential (FR-1)  53 
 54 
Proposed Zoning: Single Family Planned Residential (SFPRD)  55 
 56 
Present Use(s): One single-family house, barns 57 
 58 
Proposed Use(s): 22 single-family house lots Existing  59 
 60 
Density: 1 du / acre  61 
 62 
Proposed Density: 1.96 du / acre  63 
 64 
School District: Olentangy  65 
 66 
Utilities Available: Del-Co Water and central sanitary sewer  67 
 68 
Critical Resources: streams/drainage course, wetlands  69 
 70 
Introduction  71 
 72 
A previous proposal for the same number of lots received a negative recommendation from the RPC in 73 
January, 2019, due to a lack of information and other design items. The proposal has been amended and 74 
submitted to RPC for a second review. The proposal shows a single access off the west side of S. Old 75 
State Road, (now moved north from the initial proposal to approx. 800 feet) north of E. Orange Road. 76 
This public road immediately curves south then west, looping around the site before ending in an area of 77 
clubhouse and mailbox parking. An emergency exit to S. Old State is located about 360 feet north of 78 
Orange Road. Sidewalks are provided on both sides of the street, with street trees throughout. The units 79 
are a combination of ranch-style and two-story buildings with attached 2-car garages and basements. Lot 80 
sizes are generally 75' wide by 135' deep, or 10,125 square feet. Open space is listed at 2.316 acres (20% 81 
of the site), which meets the requirement and will be discussed later in the report.  82 
 83 
Comprehensive Plan  84 
 85 
Orange Township’s 2018 Comprehensive Plan recommends this area as single-family residential at 2 86 
units per acre with centralized sewer and water, as proposed. Based on the acreage listed on the 87 
application, this proposal complies, but that acreage and density are discussed in the following section.  88 
 89 
Issues Acreage: The developable acreage of 11.249 is based on a combination of two parcels at 10.891 90 
and 0.357 acres, surveyed in 1991 and 1998, respectively. In 2018, additional right-of-way was dedicated 91 
by the County, with 0.421 acres dedicated along Orange Road and 1.149 acres dedicated along South Old 92 
State. This dedication appears to have occurred prior to transfer to the current owners. An additional 20' 93 
wide highway easement is located within the property along South Old State. The resulting acreage, 94 
according to the Auditor’s property report, is 9.453, which includes the 20' highway easement. Various 95 
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exhibits use the smaller acreage but include the larger acreage in written tables. Staff encourages the 96 
Township to resolve this issue and which acreage the density should be based on.  97 
 98 
Open space: as noted, the exhibits indicate 2.316 acres (20.6% of the site), which meets the requirement 99 
of 20% in the code. Total amount required might actually go down based on the Acreage discussion 100 
above. This open space land includes the retention basin and larger passive open space areas in the 101 
northwest and southwest corners of the site. A very small strip of open space, approximately 5' wide, is 102 
located along the back of the western lots. Staff comment: This open space doesn’t benefit the 103 
neighborhood and could become a maintenance issue. The clubhouse and the lot on which it is located, as 104 
well as the paved turnaround and parking area, are also included in the open space calculation, despite 105 
being largely paved. Also, the portion of road that serves lots 1-3 is not shown in a 60' right-of-way, with 106 
some of that being included in the open space acreage.  107 
 108 
Serviceability: Letters have been added since the prior submission.  109 
 110 
Access/Circulation: Full access has been moved to the north as required by the County Engineer’s office. 111 
Also, the emergency access has been moved to the south to align with the center drive of the fire station 112 
as recommended. An access easement to the adjacent property to the north was also requested and has 113 
been added. Although a general letter from the County Engineer’s office is included, it remains doubtful 114 
that the geometry of the internal roads meet the County Engineer’s standards as part of the subdivision 115 
process.  116 
 117 
Staff comment: When additional right-of-way was taken by the County Engineer in 2018, the ROW was 118 
“jogged” around the barn. That barn has since been removed and the jog needs to be dedicated as ROW. 119 
The jog is also included in the open space calculation discussed above. The proposal continues to indicate 120 
the entry apron and landscape features potentially in the right-of-way and definitely within the “20' 121 
highway easement” as noted on the legal description. This can be resolved at the subdivision phase, but 122 
may impact the Development Plan as approved by the Zoning Commission.  123 
 124 
Staff comment: If the geometry can be revised to meet the DCEO standards, staff is not in favor of the 125 
layout as it creates north-bound internal traffic immediately adjacent to south-bound traffic on South Old 126 
State Road. This cannot be buffered or minimized with landscaping based on the location of the 127 
emergency access and based on how close the road is to the right-of-way. Additionally, this layout creates 128 
front elevations that face directly on South Old State with little opportunity to buffering.  129 
 130 
Parking: The Development Plan indicates 7 parking spaces for the clubhouse and mailboxes, which have 131 
been altered from the previous submission. But the placement of those spaces doesn’t seem to work, 132 
making it difficult to pull in and back out of the north/south spaces in particular.  133 
 134 
Lighting: The development text states, “No public lighting or street lighting is permitted.”  135 
 136 
Signage: An entry plan is included, showing detail for the 3'2"-high landscaped entry sign and landscaped 137 
entry median.  138 
 139 
Divergences: One divergence was requested to allow two of the lots to reduce the lot depth on two lots. A 140 
depth of 135' is required and depths of 127.5' and 115.9' are requested for two of the lots that face South 141 
Old State.  142 
 143 
Staff comment: Given the other issues on the site, this divergence is not recommended.  144 
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Staff Recommendations:Staff recommends Conditional Approval of the rezoning request by Porshi, 145 
LLC. from FR-1 to SFPRD to the DCRPC, Orange Twp. Zoning Commission and Orange Twp. Trustees, 146 
subject to:  147 
 148 
1.) Resolve the acreage issue – right-of-way that was dedicated prior to purchase should not be used to 149 
calculate density;  150 
2.) Resolve the issue of the 20' highway easement and whether landscape structures can be located within 151 
it;  152 
3.) Remove any paved areas, rights-of-way, and clubhouse footprint from the open space calculation; the 153 
small strip along the western border isn’t recommended;  154 
4.) Revising the layout by complying with the County road standards, removing lots 1, 2, and 3, placing 155 
the clubhouse in their place, and ending the road at the emergency access. This allows for more open 156 
space while removing the adjacent road issue and removing the need for the lot depth divergences; and  157 
5.) Confirm with the County Engineer that the existing right-of-way is adequate and meets the 158 
Thoroughfare requirements.  159 
 160 
Commission / Public Comments: Ms. Sara Radcliffe, Kephart Fisher, was present to represent the 161 
applicant along with Mr. Shafi Alam, EDB International, Inc. (engineer). She stated that they did try to 162 
eliminate the right-of-way being included in the open space acreage. With regards to the clubhouse, she 163 
explained that after previous comments from staff (in January) that it could be included in the open space. 164 
The road will be private and the development will be condominiumized. Mr. O’Brien expressed his 165 
concern with getting a fire truck through the development. Mr. Alam stated that the radius is 75 feet and 166 
has been reviewed by the fire department. Mr. O’Brien asked if the County Engineer has looked at the 167 
plan. Mr. Piccin stated that they have reviewed the sketch plan and was presented as a condominium so 168 
the Co. Engineer only looks at the access and drainage. Mr. Piccin stated the ROW set back on Old State 169 
Rd. should be verified that it aligns with the Thoroughfare Plan requirements prior to zoning approval. 170 
Mr. Sanders asked if the condominium issue was noted in the package that staff reviewed. Ms. Radcliffe 171 
said that she did not believe so but would add it prior to the township review. Mr. Vidor asked when the 172 
density would be reviewed with the reduced ROW calculations. Ms. Radcliffe stated that the density 173 
would still be good even with not including the ROW.  174 
 175 
Mr. George made a motion to recommend Conditional Approval for the rezoning request by Porshi, LLC, 176 
subject to staff recommendations 1-5. Mr. Boysel seconded the motion. VOTE: Majority For, 0 Opposed, 177 
1 Abstained (Orange Twp.). Motion carried. 178 
 179 
Ms. Boni presented Staff Report and presentation for fact findings and a summary of the application as a 180 
whole. I provided some comments at the end, and after speaking with Mr. McCarthy today, I think we 181 
have some additional details that need addressed. I have some technical ones and I don’t know if that’s 182 
necessary for me to review or state. I did share them with the applicant. 183 
 184 
Mr. McCarthy: The only suggestion I have is if we review them now, it would give them an opportunity 185 
to respond, and maybe the Commission to determine how they feel about it.  186 
 187 
Ms. Boni: Based on my comments, some technical things, instead of referring to the tab number, I 188 
recommend referring to the exhibits or page numbers because it’s easier to navigate when I’m going thru 189 
a digital copy because when I typically review digital, it was a little hard to navigate thru that. We believe 190 
that all prohibited uses shall be applicable to Section 10.05, sheds, barns, above ground pools; I know that 191 
was stated and excluded in the permitted uses but we think they should be added to the prohibited uses. 192 
 193 
Mr. McCarthy: Would you also anticipate that including the prohibition of golf course development 194 
and/or cluster development? 195 
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Ms. Boni: Yes, and that was just an example of some of the… 196 
 197 
Mr. McCarthy: That was just for the applicant so they don’t get the barns and what not out of the way and 198 
then we’re still looking for something.  199 
 200 
Ms. Boni: Amend Section 10.06, Sub-section 7 to indicate the property to the east of this site being zoned 201 
Farm Residential is the fire station, that’s where the fire station is located. That’s just a technical error we 202 
noticed.  Section 10.06, Sub-Section 14 e), staff questioned the small window of living area space. I 203 
haven’t really seen that small of an area in the past; I don’t know how the Commission feels about that. 204 
 205 
Mr. McCarthy: Specifically what part of that are you looking at? 206 
 207 
Ms. Boni: The floor area, the square footage.  208 
 209 
Mr. McCarthy: The 2250 business?  I was curious because when you get to the back they say they are 210 
going to comply with 1000, so I wasn’t sure which one you were talking about. 211 
 212 
Ms. Trebellas:  That is something the Commission can discuss when we come up to our comment period 213 
because I’m sure members of the Commission might have some thoughts on that.  214 
 215 
Ms. Boni: Section 10.07, Sub-section 14 g), there’s an incomplete sentence discussing the net open space; 216 
just another clerical issue we noticed. On the development plan, it’s indicated as a road setback along the 217 
road on S. Old State. I wasn’t sure what that meant because typically we do building, pavement, or 218 
building and pavement setbacks because even the road setback, there’s a road in the setback.  219 
 220 
Ms. Trebellas: I noticed that as well and assumed it was from the general development standards in the 221 
Zoning Code where generally we have buffer between the development and the right-of-way.  222 
 223 
Mr. McCarthy: I suspect the applicant is taking their setback from the centerline; our Code however 224 
works off the right-of-way. We’ll discuss that in a little bit, and that applies to both S. Old State and 225 
Orange Road.  226 
 227 
Ms. Boni: Please provide color sign renderings and plans; I would like to review those thoroughly. Staff 228 
was informed that the plan submittal dated April 8, 2019 has not been completely reviewed by the Fire 229 
Department at this time. They do have the plans, they just have not finished their review. My last 230 
comment is on the open space calculation, should the parking spaces at the clubhouse be considered in the 231 
open space calculations? 232 
 233 
Ms. Trebellas: I don’t know how the other members feel (general yes) because I also questioned if the 234 
clubhouse itself is considered open space since it is developed, so I think that is something the 235 
Commission might want to address.  236 
 237 
Ms. Boni: That is all the comments I have; I can start with Mark Duell’s comments. 238 
 239 
Ms. Trebellas: Maybe we can do the applicant’s presentation and then do Mr. Duell’s during the 240 
Commission’s comments. 241 
 242 

APPLICANT PRESENTATION/COMMISSION QUESTIONS & COMMENTS 243 
 244 

Sara Radcliffe with the firm Kephart Fisher, 207 N. Fourth Street, Columbus, Ohio 43215, I represent the 245 
applicant and the engineer is here who can probably provide a little more detail about the engineering 246 
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aspects; I can comment as far as the development text and general overview of how the development has 247 
been laid out. There are 22 lots and a clubhouse. Since the Regional Planning Commission, we have been 248 
internally discussing potentially removing one of the lots, either 1, 2 or 3. All the other lots in the 249 
development comply with the development text as far as setbacks, but there was a divergence requested 250 
for Lot 2 and 3, so we’re trying to make that work per the staff comments. As you have discussed the 251 
clubhouse, we have been told both ways, it can or cannot be part of the open space, so we’re willing to 252 
work with you and however you decide, whether that’s included or not. I think there was some heavy 253 
breathing when you mentioned the condominiumizing. Essentially that’s really just for the purpose of 254 
making this work for a private road. We would be selling off the lots and the road would be maintained 255 
by the property owners in the development as opposed to allowing it to be public and dedicated to the 256 
City. That would just be with the measurements of the road, the radiuses would be better set to a private 257 
street rather than a public street dedicated to the City and that wasn’t established when we first submitted 258 
that, but we were working with the County Engineer and determined that it would be better as a private 259 
street based on the measurements.  260 
 261 
Mr. McCarthy: If it’s a condominium, you’re going to have ownership of the unit, you’re going to have 262 
ownership of undivided open space, correct? 263 
 264 
Ms. Radcliffe: Yes, each owner will own their specific lot where their house is. 265 
 266 
Mr. McCarthy:  Then that would be your definition of their unit then? 267 
 268 
Ms. Radcliffe: Correct, then all the landscape outside of their little platted lot will be part of the nature 269 
way. 270 
 271 
Mr. McCarthy: Then as each lot sells, it will be added to the condominium? 272 
 273 
Ms. Radcliffe: Correct.  274 
 275 
Ms. Trebellas: Then is it really a condominium complex or is it just a single family development with an 276 
HOA? 277 
 278 
Ms. Radcliffe: It will be just a single family development with an HOA with the purposes of maintaining 279 
the road…. 280 
 281 
Mr. McCarthy:  So ownership form will be condominium of each interest in a unit is going to be 282 
condominium? There’s a difference. 283 
 284 
Ms. Radcliffe: I’m not sure on that.  285 
 286 
Ms. Trebellas:  Hence the difference of the condominium versus fee simple lots with an HOA and a 287 
private road. 288 
 289 
Ms. Radcliffe: It will be a fee simple lot with an HOA. 290 
 291 
Mr. McCarthy: Then if it’s a fee simple lot with an HOA, how are you having a private street? 292 
 293 
Ms. Radcliffe: That’s what the HOA would maintain, the private street.  294 
 295 
Mr. McCarthy: Have you talked to the Engineer about this? 296 
 297 
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Ms. Radcliffe: Yes. The engineer is here if you want him to come up and…. 298 
Mr. McCarthy: No, I mean the County Engineer. 299 
 300 
Ms. Radcliffe:  Shafi has been in contact directly with the County Engineer, so I’m not going to comment 301 
on that. I haven’t been a part of those conversations but I know it has been discussed, and the County 302 
Engineer has approved the radiuses and measurements of the private street. 303 
 304 
Mr. Alam:  No, the Fire Department. 305 
 306 
Ms. Radcliffe: Because I know that was part of the Engineer’s comments was whether or not fire trucks 307 
could get in. 308 
 309 
Mr. McCarthy: I talked to Mr. Piccin at the County Engineer’s Office and he had a couple points to share. 310 
First, Mr. Riley (Chief Deputy Engineer) is now comfortable that there is enough right-of-way being 311 
proposed and it is not anticipated they will be taking any more. Since the applicant told them it is going to 312 
be a condominium, as condominiums are not subject to platting, they did not check to see if the road 313 
pattern meets the geometrics for a public road, and it appears to them it is going to be inadequate but it 314 
wasn’t being checked because it was claiming the exemption of being a condominium. If it’s not a 315 
condominium, it will not have an exemption, so we’re going to have to clarify the ownership. They did 316 
indicate also that they anticipate using all the prior easements, and that includes the 1.149 acres that was 317 
sold in January to the County, fee simple deed, as well as the .2 and .144 acre 20’ strips that delve even 318 
further onto the parcel on either side of the “notch”, so they anticipate using it all so it’s not likely you’re 319 
going to get any of it back. He also confirmed they will not permit entry features or trees in the right-of-320 
way, will not permit sidewalk in the right-of-way, and I did not think to ask if they will allow the pond in 321 
the right-of-way because I suspect that also falls into it. 322 
 323 
Ms. Radcliffe: If you go to the open space plan, I think this is just the illustrative plan, it shows no 324 
landscaping, pavement or pond in the right-of-way.  325 
 326 
Mr. McCarthy: Based upon the original deed of transfer from October of ’18, and the warranty deed 327 
transfer and easement grant of this year, I drew out where everything is and to the best of my ability to 328 
scale, and according to what I’m seeing, the entire entry feature and sign are within that 20’ right-of-329 
way/highway easement. You have an area that appears…. 330 
 331 
Ms. Radcliffe: And you did it to scale? 332 
 333 
Mr. McCarthy: Yes. You have the 1.145; outside the 1.145 we’ve got a 20’ and that is leaving all “this” in 334 
right-of-way. Additionally, it’s putting all “this” in right-of-way and putting some of “that” in right-of-335 
way, so on that east line I think we have some dispute, and discussion is going to be necessary. 336 
 337 
Ms. Radcliffe: You’re saying the landscaping is within the 20’ highway easement. Is your comment then 338 
that “this” stuff, because clearly “this” is outside the right-of-way, 339 
 340 
Mr. McCarthy: No, “this” is outside the 1.145 which was sold to the County. But on top of that, there’s a 341 
20’ easement outside of it that sits on top of the 1.145 on both the left and right sides. There’s the east 342 
side that I think we’re going to have to have some discussion on, and if someone can show where I made 343 
a mistake, I’ll be happy to admit it.  344 
 345 
Ms. Radcliffe: Since I’m not an engineer and I haven’t done the measurements, I believe Shafi has an 346 
answer for this.  347 
 348 
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Shafi Alam, EDB International, 6375 Shier Rings Road, Dublin, Ohio 43016, I just want to clarify we just 349 
sold some of the right-of-way, a portion of it. 350 
 351 
Mr. McCarthy:  This is the deed you took title under. The other warranty deed is from Shafi to the County 352 
Commissioners and it is a fee simple deed. 353 
 354 
Mr. Alam: I think that I did sign the paper. 355 
 356 
Ms. Radcliffe: He signed the same thing that the current owner is who gave the right-of-way…. 357 
 358 
Mr. McCarthy: It’s a fee simple…. 359 
 360 
Ms. Radcliffe: Gave a fee simple dedication…. 361 
 362 
Mr. McCarthy: Everything, for whatever they received, you were compensated. 363 
 364 
Mr. Alam: So we’re saying the same thing. 365 
 366 
Ms. Trebellas: It’s not an easement, its right-of-way; there’s a difference. It’s permanent, it’s not part of 367 
your property.  368 
 369 
Ms. Boni: I think there’s some obstruction in the right-of-way if that’s to scale. 370 
 371 
Mr. Alam: We can move it. 372 
 373 
Mr. McCarthy: The other thing it’s going to affect is this right-of-way. Our setbacks are measured from 374 
right-of-way, not from edge of pavement, not from centerline, but it would be 70’ from the edge of the 375 
20’ which gets us into some problems as to encroachment on the flood routes and setback areas of 1, 2 376 
and 3. So if we measure from 20’, go back 70’, now we’re clipping the clubhouse, developing envelopes 377 
and bisecting at least Lot 22. On the other side, again, the setback’s not 100’ from the centerline, it’s a 70’ 378 
setback, still not giving any of your building envelopes but these people are going to have to understand 379 
they’re in the setback area they’ll use for a structure, so that is the biggest structural issue I think we’ve 380 
got. 381 
 382 
Ms. Radcliffe: Just so we’re understanding, I don’t see from “this” dotted line that was deeded away, the 383 
landscape is outside of it, you’re saying just the curb cut…. 384 
 385 
Mr. McCarthy: To me, this yellow color that comes up to “this” dotted line, notches in, comes along 386 
“here”, is the 1.145 that was sold, fee simple, gone. Then we’ve got the 20’ outside of there that was 387 
given by easement but that’s only a highway easement. You still have the right to use it for purposes 388 
consistent with the easement itself. So once that kicks in, you’re putting this all in within the County 389 
right-of-way and I’m pretty sure they don’t permit that. In terms of our setback, on top of that you’re 390 
getting into clipping building lots and almost bisecting “that” one. 391 
 392 
Mr. Alam: So you’re saying half of the land is…. 393 
 394 
Mr. McCarthy: I’m saying take this information back to Fisher and let them look at it. 395 
 396 
Ms. Radcliffe: Really it should be highlighted to the red line, so nothing should be in this highlighted 397 
space, so the 20’ should be from the red line not dotted line.  398 
 399 
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Mr. McCarthy: All the submittals we’ve seen measure from centerline. 400 
 401 
Mr. Alam: Yes, 70 + 30, that’s what I had for 100’. 402 
 403 
Mr. McCarthy: Some of the right-of-way is wider. 404 
 405 
Mr. Alam: Is 60’ the standard? 406 
 407 
Mr. McCarthy: Actually the 1.145 might pump this up quite a bit, but this is indicated to be 80’right-of-408 
way for Orange Road “here”, so that would be 40 on each side assuming the pavement is on center. That 409 
is on scale, and the scale is at 90. That is probably the threshold we’ve got.  410 
 411 
Ms. Radcliffe: I get that we need to go from “this” red line; I still don’t see what’s in the yellow that 412 
we’ve encroached on. 413 
 414 
Mr. McCarthy: The County Engineer is not going to allow any of that stuff within the right-of-way. 415 
 416 
Ms. Radcliffe: I thought it was all behind the red line, behind the easement. 417 
 418 
Mr. McCarthy: No, “this” is the edge of the right-of-way. 419 
 420 
Ms. Radcliffe: The edge of the highway easement. 421 
 422 
Mr. McCarthy: That is the edge of the highway easement which is right-of-way for the County in the 423 
County’s opinion, and they have a deed that says so. So all “this”, all “that”, the trees are all in the way; 424 
they wouldn’t even give you trees, I asked. The other thing is the building setback on both Old State and 425 
Orange Road is 70’from the edge of right-of-way. It is not anywhere else. 426 
 427 
Ms. Trebellas: And the water impoundment needs to be 25’ from the right-of-way. 428 
 429 
Ms. Boni: So do they call that road setback, is that the highway easement then, is that what that is? 430 
 431 
Mr. McCarthy: I’m not sure; it was measured from the centerline and Shafi just explained to us what he 432 
assumed was a 60’ right-of-way, 30’ that would be on his side and he added 70’ to that which made it 433 
100. The problem with that is Orange Road is 80’, so that would have moved it back 10’ right there. So 434 
whenever there’s something unusual like that, I think it’s good to bring it up even if you end up not being 435 
told correct, but in this case, I wouldn’t say that. I think that is a fair share of the issue and it calls a lot of 436 
your lots in question, We’ve got a longer list we can go thru but that acreage is real, it’s an issue and we 437 
need to get it to where it is as a matter of record.  438 
 439 
Ms. Trebellas: Mike, how should we proceed since it seems like there are a lot of problems with the 440 
application, the first of which what is the actual acreage. Do we hear this application, table it, wait for 441 
them to come back with a completely new application because the basis for this application is based on 442 
“false data”. 443 
 444 
Mr. McCarthy: You’ve got Michele’s comments… 445 
 446 
Ms. Trebellas: And we also have Mark’s comments. 447 
 448 
Ms. Boni: And we have Mr. Cowan’s comments. 449 
Ms. Trebellas: And we have members of the public who may want to…. 450 



Zoning Commission 

Page 10 of 32                                ZC #ZON-19-01; 5/7/19 
 

 451 
Mr. McCarthy: I suggest that you would want to hear from the public, from the members and my list is 452 
pretty extensive, I don’t know if you want to hear it all but I could write it out or I could fly thru it, but I 453 
think them getting everything on record and from this, then I think we’re going to have to gather 454 
stipulations and provide them a list so they have them all. This is going to require some redesign and may 455 
actually accommodate the County’s suggestion for eliminating some lots and possibly eliminating the 456 
clubhouse, although that may be a discussion they want to have with the Commission as to how you want 457 
the land to be used. 458 
 459 
Ms. Trebellas: Is there a point where this is a go or no go for the applicant? Can you lose extra houses to 460 
get your project to work or is it something you cannot do? That way we don’t waste anyone’s time here. 461 
 462 
Ms. Ault: Do you need a clubhouse? Could that be a piece of it that’s lost? 463 
 464 
Ms. Radcliffe: After discovering some of these things in the last few weeks, we’ve realized that 465 
economically what’s feasible for the developer and his numbers. I know they are willing to remove a few 466 
lots. With this new information about lot lines and cutting more off, as of a week ago we were talking 467 
about removing maybe Lots 2 and 3; I think that’s a question for the developer. I don’t know his 468 
financials, I don’t know what numbers went into this whole development, so I think that is a conversation 469 
we should have. How many can you lose and still continue to be feasible having lost it sounds like 1, 2, 3 470 
and 22 of these. 471 
 472 
Ms. Trebellas: And possibly the clubhouse as well.  473 
 474 
Ms. Radcliffe: I think that’s a question for the developer. 475 
 476 
Mr. Pychewicz:  I think with the setback issue, obviously there’s some redesign here, but I think we 477 
should still run thru the relative comments just so we’re not replicating some of the concerns we have 478 
currently of what this layout is and possibly taken and put in the next plan. 479 
 480 
Ms. Trebellas: Do you agree that the single family use is appropriate for this site and this is an application 481 
you can try and improve? 482 
 483 
Mr. Pychewicz: I’m okay with single family. 484 
 485 
Mr. McNulty: I was surprised at Regional Planning because usually we don’t hear this much negative 486 
from them.  They want the elimination of Lots 1, 2 and 3 so you don’t have any northbound traffic or 487 
southbound Old State. They had some other issues too as they talked about the right-of-way and the 488 
clubhouse, but you need to go thru this and figure out the financials  to see if it’s still worth it if you lose 489 
those 4 properties 490 
 491 
Ms. Radcliffe: And I’d like to hear the comments if we go back and can lose 1, 2, 3, 22 and the 492 
clubhouse, that’s still a significant development. But depending on what the property owner would like to 493 
do, I’d still like to hear that would roll out and everything else… 494 
 495 
Mr. McNulty: The only entrance/exit is on Old State and they want to make that a right in/right out just 496 
because of the traffic issues at the corners. Is that acceptable? 497 
 498 
Mr. McCarthy: That would be determined by the County Engineer.  499 
 500 
Ms. Trebellas: But being aware that that might happen.  501 
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 502 
Ms. Boni: We do have a traffic study on that. 503 
 504 
Ms. Trebellas: I think that single family based on our Comprehensive Land Use Plan is appropriate for 505 
this site. My concern however is the density, the number of units that are there, the access of getting in 506 
and out of that subdivision because it’s going to be very problematic because that is a very busy 507 
intersection and now that it’s been improved, it’s even busier. I think acreage and the right-of-way has to 508 
be figured out. If you take out the right-of-way that has been deeded, you only have about 9-1/2 acres that 509 
you’re working with which would then give you 19 units. The question is also with the clubhouse; how 510 
does that figure into the density, how does it fit into open space. Those are some of the issues I think have 511 
to be worked out. I have a whole list that I’m not going to go thru right now. 512 
 513 
Ms. Boni: With the County Engineer, there was a letter in the application dated March 28. Did the County 514 
Engineer review the same submittal we received on April 8?  515 
 516 
Ms. Radcliffe: Since April 8 we have given the County Engineer the new plan.  517 
 518 
Mr. Alam: They have the plan of the new alternate.  519 
 520 
Mr. McCarthy: However, since they were informed that it was a condominiumized project, they did not 521 
do a full review.  522 
 523 
Ms. Trebellas: That also needs to be resolved; what is the status of fee simple or condominium and how 524 
that will affect the road. Michele, would you like to go ahead and read Mark Duell’s comments? 525 
 526 
Ms. Boni: Mr. Duell has about 7 comments: 527 
 528 
1. I do not believe this development is proper for the location at which it is proposed.  The Orange 529 
Road and South Old State Road intersection is a primary traffic center in the Township.  The NE corner 530 
of the intersection features a fire station and maintenance buildings.  The SE corner includes ravines, 531 
drainage ditches, and a single residence.  The SW corner of the intersection features a wet drainage pond 532 
and trails.  I do not believe a single family development, with only one way in or out, is appropriate for 533 
the NW corner of the intersection.  The same sentiments have been delivered for other major intersections 534 
in the township, including the South Old State and Lewis Center Road intersection.  I have real concerns 535 
about turning to enter this property traveling northbound on South Old State Road, and what that may do 536 
to traffic. 537 
 538 
Ms. Boni: Again, a traffic study is in the works with recommendations. 539 
 540 
2. Section 10.04:  Any proposed conditional uses, including the model home, should be addressed in 541 
the application and not put off to the Board of Zoning Appeals.  If a model home is to exist, we need the 542 
all the pertinent details addressed now. 543 
 544 
Ms. Radcliffe: There won’t be a model home. 545 
 546 
Ms. Boni: So you could just say in the text there would not be a model home 547 
 548 
3. Section 10.06(B)(12):  I oppose the granting of any divergences on this site related to increasing 549 
the number of units that may fit on the property.  As I mentioned, I believe this development is not proper 550 
for this location. 551 
Ms. Boni: Based on the redesign… 552 
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 553 
Ms. Trebellas: That may change. 554 
 555 
4. Section 10.06(B)(14)(c):  Is this development large enough to support a clubhouse?  As a 556 
structure, should it count towards the density? 557 
 558 
Ms. Boni: I think that’s been a discussion point. 559 
 560 
Ms. Trebellas: That needs to be worked out. 561 
 562 
Ms. Radcliffe: Will you let us know if there is to be a clubhouse? We keep hearing yes and no, so I didn’t 563 
know if you wanted to let us know if a clubhouse is allowed. And this might all change if we completely 564 
cut out that line but say the clubhouse stays and we get rid of 1, 2, 3 and 22, we would just like to know if 565 
you want that put in open space or not.  566 
 567 
Mr. McCarthy: Is it just one of your 50 x 50 squares for the clubhouse? 568 
 569 
Mr. Alam: No. 570 
 571 
Ms. Boni: It looks like the same building footprint. 572 
 573 
Mr. Alman: It’s smaller than the smallest house, it’s like an empty nester. 574 
 575 
Mr. McCarthy: Maybe we can just have them provide details and we can respond to them at that point.  576 
 577 
Ms. Trebellas: I know where I stand but I don’t know about the rest of the Commission.  578 
 579 
Mr. Pychewicz: I’m okay with it being part of it but we need to know more about it. 580 
 581 
Ms. Radcliffe: They want dimensions and then that will help them decide if they want it. 582 
 583 
Ms. Ault: I want dimensions and details of what the use is for, hours operation, lighting, are people going 584 
to be there in the middle of the night, is there going to be loud parties, are you going to permit alcohol, I 585 
know it can’t be sold but or is this just simply a place with treadmills mirrors. 586 
 587 
Ms. Radcliffe: That sounds more like a gym.  588 
 589 
Mr. Alam: We’ll put something together.  590 
 591 
5. Section 10.06(B)(14)(e):  2000-2500 sq. ft. seems on the small side north of Orange Road.  Will 592 
these homes fit the character of the township? 593 
 594 
Ms. Trebellas: And that’s an issue I think we were going to discuss. 595 
 596 
Mr. McCarthy: Are you folks residents of Summerfield? 597 
 598 
Audience Members: Yes.  599 
 600 
Mr. McCarthy: What home sizes are over there? 601 
 602 
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Daveiel Newman, 2004 Violet Court, my home is 3150 square feet per the Delaware County Auditor’s 603 
site. Most of the homes there would be anywhere from 22-2800 square feet. The plot though was 604 
developed by the Whites prior to the current zoning that has been put into play; that was approved in 605 
1998, maybe earlier. The current zoning was put into place after 2003 and revised in 2012. I don’t believe 606 
in looking at our subdivision and using that as a model based on what is currently acceptable for 607 
congruent buildings north of Orange Road in our Township can be considered. 608 
 609 
Mr. McCarthy: That’s why I asked you what’s there, not what’s in the approved plan because most the 610 
time I think the Township’s experience has been the developer will come in at one level and will typically 611 
build as big as he can fit on the lot.  612 
 613 
Ms. Boni: We can at least see a minimum and having a range…. 614 
 615 
Ms. Radcliffe: In our revision we already did that range and I think it’s going to go about 2200 to 3500. 616 
 617 
Ms. Boni: Do you have that on a map somewhere or are you using that just as a minimum?  618 
 619 
Ms. Radcliffe: We’re going to get maxed out by the lot sizes. 620 
 621 
Ms. Boni: Just from the standards, I was wondering if you were requesting the minimum size. 622 
 623 
Mr. McCarthy: And if there’s any difference between a ranch and a two story. 624 
  625 
6. In the County Engineer’s letter, he writes “It is not known at this time if the pond, as shown, is 626 
large enough to provide all the necessary stormwater management for the development.”  No approval 627 
from this board should be given until this is known. 628 
 629 
Mr. Alam: Usually the storm water is studied before the design. You study all the elevations and we can 630 
hold all per the standard.  631 
 632 
Ms. Boni: Is it possible to get a letter from the County Engineer… 633 
 634 
Mr. Alam: I can submit something. 635 
 636 
Ms. Trebellas: Because right now the pond is taking care of the land currently in the area that is draining 637 
on it and all of a sudden you’re adding 19-22 units with runoff, so that pond is either going to be really, 638 
really deep or it’s not working, and it can’t be really, really deep because it won’t meet Delaware 639 
County’s Standards with the slope and everything.  640 
 641 
Ms. Ault: I’m concerned with how close it is to the road.  642 
 643 
Mr. McCarthy: There has to be a 25’ setback from the right-of-way which you would want to make note 644 
of as well.  645 
 646 
Ms. Trebellas: And technically it’s not supposed to be in anybody’s front yard either. 647 
 648 
Ms. Boni: That’s stated in our General Standards. 649 
 650 
Ms. Ault: Have you done a study on the soils in the pond to make sure there’s no artifacts or endangered 651 
species floating in it? You can’t just go and dump dirt into it; all that needs to make sure it’s done. 652 
 653 
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Mr. Alam: We did the Phase I study at the beginning. 654 
 655 
Ms. Trebellas: There’s been issues with ponds and wetlands on S. Old State and apparently they’re still 656 
trying to figure out the engineering for subdivisions on S. Old State with ponds because most of those 657 
ponds flow into Alum Creek. Half the Township flows into Alum Creek; the other half into the 658 
Olentangy.  659 
 660 
Ms. Boni: It’s strongly encouraged to address those issues early on because if you do need to relocate or 661 
something has to change with the layout, you might have to come back to the Zoning Commission, so we 662 
want to address all those issues up front. 663 
 664 
Ms. Ault: You would want to put in a wetlands study too because that’s something we dealt with at Parks.  665 
 666 
7. I agree with the conditions from the Delaware Regional Planning Commission.   667 
To conclude, I oppose the plan as presented for the reasons stated above.  Going forward, if a majority of 668 
the board thinks the project should move forward, I would urge approval only with: 669 
 1. Strict compliance with the Township Zoning Resolution with no divergences, 670 
 2. Strict compliance with the conditions identified by the DRPC, 671 
 3. Confirmation that stormwater management is proper to the satisfaction of the County 672 
Engineer, and 673 
 4. Any issues identified in the application as being left for BZA approval are fully addressed 674 
as part of this application for consideration by the Zoning Commission. 675 
 676 
To the applicant, I would strongly recommend a development with fewer and larger homes, larger lots, 677 
and no clubhouse.  I feel that would solve some of the traffic/density concerns on the property, and would 678 
enable more green space on the property to help maintain the farm character of the property. 679 
 680 
Ms. Ault: Are you planning a gate at the entrance or is it just 2 structures? 681 
 682 
Ms. Radcliffe: Just 2 structures. 683 
 684 
Ms. Ault: I’m just trying to envision it there and with the size homes, just for resale value and if it will 685 
have an approachable site to it. 686 
 687 
Ms. Radcliffe: There is an entry plan… 688 
 689 
Ms. Ault: And not just the entry, I’m just saying in general as a whole. I wanted to say that with the 690 
housing size, the 2000 does seem quite small so I think a larger range of options and there’s basements 691 
would be helpful.  692 
 693 
Mr. Pychewicz: I think addressing the issue with the setback is going to help with a lot of this stuff, 694 
especially the open space concerns, the density and all that stuff, and I’m not saying that is the solution, 695 
but if we remove Lots 1, 2, 3 and 22, I don’t really see any concerns with open space or that’s eliminating 696 
2 of the lots that are below the 135’ depth. So I think just seeing the next iteration will help in taking out 697 
some of the houses based on those setbacks is going to help with a lot of those concerns.  698 
 699 
Ms. Ault: Was there ever an option of a cul-de-sac at the end where 4 and 21 are? Instead of getting rid of 700 
1, 2, 3 and 22, have a cul-de-sac at the end? 701 
 702 
Ms. Boni: This is just my guess that the Fire Department wants 2 accesses so they have their emergency 703 
access off Old State. I can’t guarantee that, but I can strongly guess that.  704 
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Ms. Ault: That makes sense; I’m just thinking a larger home with a larger lot would just look aesthetically 705 
more pleasing in there.  706 
 707 
Mr. Pychewicz: The fire access does have a gate, correct?  708 
 709 
Ms. Radcliffe: Yes. 710 
 711 
Mr. Pychewicz: I remember one of the comments being that they suggested that to possibly not be paved 712 
and be done in some other material to avoid the confusion that that may potentially be an entry.  713 
 714 
Mr. Alam: They do want it paved. 715 
 716 
Ms. Trebellas: They need something that can support the weight of a fire truck, so unless you can find a 717 
permeable paver that supports that weight, so I think that is a Fire Department issue. 718 
 719 
Mr. Alam: They want to have a gate there too.  720 
 721 
Mr. McCarthy: I believe your text indicated it would be built to the standards of the Orange Township 722 
Fire Department.  723 
 724 
Ms. Radcliffe: Yes, and we submitted we had conditional approval and they are still reviewing it.  725 
 726 
Ms. Ault: What is the elevation from the neighborhood road and Old State? Are they exactly the same, is 727 
one higher, one lower?  My concern is people driving north on the street in neighborhood and those 728 
headlights shining into the people driving south on Old State and the confusion that that might cause. 729 
 730 
Mr. Alam: There will be some mounds. 731 
 732 
Ms. Ault: So it’s going to be road, then a mound up and then a road to try and block it?  But you’ve got to 733 
have a certain space…. 734 
 735 
Mr. McCarthy: And a certain slope or you can’t mow it. 736 
 737 
Mr. Alam: And going to have some trees. 738 
 739 
Mr. McCarthy: I suspect there may have to be or it’s up to the applicant on how he wants to approach 740 
their application, but if they lose 1, 2 and 3, that road can get a lot shorter as recommended by the County 741 
Engineer’s Office and that will minimize, probably won’t eliminate it, because you’re still going to have 742 
them coming around that one corner if there is access to a home there or if it’s just feeding to the 743 
emergency access, maybe no one will go back there.  744 
 745 
Mr. McNulty: I’m okay with this if 1, 2 and 3 are gone and you take care of the water drainage issues. We 746 
got settled the right-of-way issues and these are condominiums, correct?  747 
 748 
Ms. Radcliffe: I misspoke; it’s fee simple lots; they’re not going to be condominiumized. There’s going to 749 
be an HOA to take care of it. 750 
 751 
Ms. Trebellas: That needs to be clarified. 752 
 753 
Mr. McNulty:  So you’ve got the fire road and that’s gated so it cannot be used for more than one reason. 754 
I’m okay if those are taken care of. Those are pretty much the Regional Planning issues and most of ours. 755 
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With respect to that clubhouse, we’ve already discussed we want the plans and what the uses are for that 756 
and the hours. 757 
 758 
Ms. Ault: Is there a price range of the homes? We’re talking about a small number of homes which will 759 
have quite large HOA fees if you’re going to be taking care of your roads, snow removal, landscaping and 760 
potentially a clubhouse, so your fee amount for your HOA, the house price is also going to matter.  761 
 762 
Ms. Radcliffe: I think they will be appropriate with the development; I don’t think they’ll be anymore 763 
exceptional than your 20 lot development. They won’t be paying for a pool, tennis court or specific 764 
amenities. 765 
 766 
Ms. Ault: That is a concern I would have as a resale for a community. 767 
 768 
Mr. McCarthy: If it is going to be fee simple platted, that will be a public street. It might not have quite 769 
the same configuration but it will be public, and they’ll have that on their real estate taxes but you’re right 770 
still as to the open space areas, the clubhouse, the parking areas for that. 771 
 772 
Ms. Ault: People don’t want to own a $300,000 house and pay $600 a quarter in HOA fees. 773 
 774 
Ms. Radcliffe:  No, it will be in relationship to the development; you’re not going to have a $300,000 775 
house with exorbitant HOA fees.  776 
 777 
Ms. Trebellas: There are still a few things I want to resolve. I agree with the Delaware County Regional 778 
Planning recommendations; I think we need to follow those. The right-of-way has the bump out for an old 779 
farm building that’s no longer there. I would like for you to find a way to rectify that and make it nice and 780 
even.  781 
 782 
Mr. McCarthy: Indicate that in the text. 783 
 784 
Ms. Trebellas: Right now you just kind of have it going around and it’s kind of bizarre because there once 785 
was a building there and it’s no longer there. The right-of-way was established when the building was 786 
there, it’s no longer applicable, so I would take care of that. The mailboxes and parking in that area, it 787 
looked difficult for people backing in and out of some of those spaces by your clubhouse and where the 788 
mailboxes might be located. I suggest they be closer to those parking spaces so people can park and get 789 
their mail. Right now people are going to be walking that road, jumping out to get their mail. It’s not a 790 
cluster box and usually cluster boxes you have dedicated parking area so you can park if you’re going to 791 
use their car to get their mail. I suggest taking a look at that and how that’s going to work in terms of 792 
parking and not having anyone have an accident. Generally I have no problem with having the area 793 
around the clubhouse considered open space or green space. I do not consider the parking spaces green 794 
space or open space; I don’t necessarily consider the clubhouse itself open space. I know it says in our 795 
Code but that is in particular for golf courses. This isn’t a clubhouse for a golf course but it is a clubhouse 796 
for a community, so open space as far as I’m concerned you either have recreational or passive, but a 797 
building is a building, but it is not open space. 798 
 799 
Ms. Boni: You mean outdoor recreation. 800 
 801 
Ms. Trebellas: Yes, soccer field, maybe even a tennis court I might be willing to go with even though it’s 802 
paved, but a building that’s air conditioned, it’s not contributing to your green of the area. I don’t know 803 
how the rest of the Commission members feel, but that is my personal take on it, so I would not include 804 
that in your green space calculations. I had the same questions about the square footage. Your building 805 
elevations and floor plans, there’s  a discrepancy. Your elevations are wider than your floor plans. You 806 
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have extra bays in your elevations that are not in your floor plans, so I would resolve them and work that 807 
out. Right now your buildings are 44’; your elevations are much wider. They have an extra 10’ bay in 808 
them, so you might want to resolve that and remember your lots are right now 75 with a 25’ setback on 809 
either side, so that gives you 50’. Make sure your buildings actually fit in your lots, and I think that’s one 810 
of your density issues that we have that would be resolved if you get rid of some of those units by the 811 
right-of-way and the calculations aren’t working. There’s a 10’ sump easement on the west side of the 812 
property. What exactly is that for? Generally easements are not considered part of green space because 813 
they’re an easement.  814 
 815 
Mr. Alam: That is there for storm water management, so once we develop it, that will go away. 816 
 817 
Ms. Boni: Is it temporary? 818 
 819 
Mr. Alam: Once we have the storm water management, we don’t need that easement because all the water 820 
will go thru the pipe and into the pond. 821 
 822 
Ms. Trebellas: So is it going to be vacated? Whose easement is it anyway?  823 
 824 
Mr. Alam: I think that is an easement of the neighbor. 825 
 826 
Ms. Trebellas: Generally I get nervous when there’s an easement on a property because you don’t build 827 
on them, you can’t count them. 828 
 829 
Mr. Alam: That easement will be vacated.  830 
 831 
Ms. Trebellas: Just figure it out, and I think Delaware County even made a comment of why is there that 832 
little thin strip there of green space that’s not part of someone’s backyard. It’s considered green space but 833 
it doesn’t have a purpose, it’s isolated. You want to put it into green space that goes around. 834 
 835 
Ms. Radcliffe: I haven’t done the title work on it. We’ll vacate it based on what the title shows.  836 
 837 
Ms. Trebellas: That’s one issue you can work out when you work out the right-of-way and setbacks, 838 
figure out why that easement is there and what’s going to happen to it. 839 
 840 
Mr. Pychewicz: That easement, if it’s being vacated, we can add that to the development plan or the legal 841 
description from the surveyor that that will be vacated?  We can get that in writing? 842 
 843 
Ms. Radcliffe: I don’t want to say yes or no; it depends on what that easement looks like, what the 844 
purpose was for, how long it was to be there. And I will get if it’s possible that once we create the pond 845 
and detention system that we no longer need that if it’s easy to take it off the survey; we’ll look at that. 846 
 847 
Ms. Trebellas:  When you work out all that other stuff, work out what that easement is, whether or not 848 
you need more access to it, if you don’t need access at all, do you need to include it in your green space, 849 
do you need some sort of area for it. We talked about your water retention and work on that, 25’ from the 850 
right-of-way. Please verify because right now the pond is larger serving for drainage in the neighborhood 851 
with 19 or 22 more units and a clubhouse and pavement; I have concerns that it’s going to work. I noticed 852 
you included a Munsel color chart but you only included 1 page; you might want to rethink that. That’s 853 
very limiting in your color selection. There’s a whole selection you can chose from which might alleviate 854 
problems further down the road, whether you pick something that’s blue or something that’s not in that 855 
color chart.  856 
 857 
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Ms. Ault: Do you have potential purchasers/buyers for these homes, like a certain percentage are 858 
interested?  859 
 860 
Mr. Alam:  I know the owner has a few friends who want to live together, so they want to move into 861 
Orange Township if this is approved; that’s how it all started. So 3 of them are already sold.  862 
 863 
Ms. Ault: Have you already talked to any specific builders? 864 
 865 
Mr. Alam:  We have been doing this for 20 years and we have dealt with many builders, M/I Homes, 866 
Showcase Homes. We have done many projects, not in Orange Township, but in other parts of Ohio. 867 
 868 
Ms. Boni: Will the community be called Porshi?  869 
 870 
Mr. Alma: Yes. 871 
 872 
Ms. Trebellas: The sign needs to get pushed back out of the right-of-way, it shouldn’t be in the easement, 873 
and then generally our sign guidelines specify how far it’s supposed to be from the right-of-way, so please 874 
review that and follow that so we know it’s not in the right-of-way, it’s not in an easement and it’s 875 
appropriately sized for the project. If the Commission doesn’t have any comments, can we hear from the 876 
public? 877 
 878 

PUBLIC COMMENT 879 
 880 

Tim Soards, 7200 S. Old State Road, property just north of this. This is the first time I’m seeing any kind 881 
of plan. From what I heard there was going to be a 10 or 11 lot single family home, so this was a little 882 
surprise. I’ve been thru 2 road improvements with Delaware County, and one of the conversations I’ve 883 
had with them multiple times is drainage. I don’t know if you’re aware of it or not, but 2 times in a brief 884 
period about a month ago, Old State Road flooded after they had finished the improvement all the way 885 
out to the middle of that center lane so at my driveway it was about 2-1/2’ deep, covered all the way in a 886 
good 70’. One of the questions they had was it could be related to that pond because it did get reduced in 887 
size. Another thing, where you’re showing this emergency entrance, part of their roadway improvement 888 
they did this time, this used to be all culvert, both sides of our drive. They actually put that in and have 889 
catch basins; one is “here” and one is “here”, and when I say full of water, I have a video if anyone wants 890 
to see it because I called the Delaware County Sheriff’s Office both times because it’s a wonder someone 891 
didn’t wreck; that’s how bad it was. To have that built up even for an emergency entrance, I don’t know 892 
that’s a good location for that. I just assumed that was a secondary entrance. Someone else is going to 893 
comment more about the drainage but just from my experience, again having talked to the Delaware 894 
County Engineer during the road improvement and what they were doing, there’s a drainage easement 895 
that comes thru “here”. The surface of my driveway is not a part of that easement and that’s what I 896 
stressed to them because when it floods, it’s a lake all the way back to Summerfield Village. Their 897 
detention pond potentially drains down through there and we have that situation now. I’ve spoken with 898 
the project manager, the inspector for Delaware County Engineer because they’re being proactive trying 899 
to figure out what the issue is, so I’m going to sit tight on that but knowing how that is and that this was 900 
just a farm pond having that much impervious surface; I’m a soils engineer so I don’t do that design but I 901 
can tell just by looking at it that’s not going to work at all. 902 
 903 
Ms. Trebellas: We’ve already made a comment that that “farm pond” , if you look at old maps, originally 904 
was not a farm pond, it was like a creek or a stream that fed into eventually the one that’s on the other 905 
side of the road that goes into Alum Creek. So way back when, that was part of an active creek bed or 906 
stream system that flows into Alum Creek. You can kind of see remnants of it where the pond is that’s 907 
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Orange Township and across on the other side there’s a creek that flows into Alum Creek that used to link 908 
up to it. Part of your water issue is water is still moving the way it has historically moved.  909 
 910 
Mr. Soards: It is to some extent, but we have been in our house since 2002 and up until 1-1/2 months ago, 911 
we’ve never had water overtop our drive and now 2-1/2’ deep all the way back in is not an ideal situation 912 
for us at all. The other thing, when we look at “this” corner, I’m not sure what “this” line represents; it 913 
looks like it might be some sort of boundary and it crosses our driveway.  914 
 915 
Ms. Trebellas: I think there was an easement on the map listed there; a 60’ easement on the front end. 916 
 917 
Mr. Soards: This that looks like it parallels our driveway? Is that the north border because they’re 918 
showing “this” lot going up to it? 919 
 920 
Mr. McCarthy: That would be the property line.  921 
 922 
Mr. Soards: I’m curious as to how you’ve determined that because we did talk to the Whites. They owned 923 
Summerfield Village and a lot up the road. When they sold lots off, coming from the north, “this” was the 924 
last lot they sold off. So they sold off 1.94 acres between these 2 lots. After the fact, they found out they 925 
might be a little shy on their minimum acreage to remain Farm Residential. If you look at the Delaware 926 
County Auditor’s site, “this” is shown substantially further away from our driveway. 927 
 928 
Ms. Boni showed it on Auditor’s website; 30’. 929 
 930 
Mr. Soards: So I’m curious as to if this dimension was actually confirmed by whoever did the survey 931 
because from history I know we have a fence along the front and that from the end of our fence to their 932 
farm fence does cross the property line by 1-1/2 to 2’ they said, and they were fine with that because they 933 
knew we had young kids we didn’t want to get out on Old State Road. Obviously we have no problems 934 
with them removing that for their current development but that looks pretty close to our driveway to what 935 
the actual situation is. Selling off 1.94 acres measured from the property to the north would take 936 
precedent over measuring from the southeast corner of their property and then going north because their 937 
intent was to sell 1.94 acres. Otherwise, I’m all for single family as to what the other possibilities could 938 
be but again, I heard 10 or 11 and knowing the storm water situation and seeing that layout, I’m just 939 
shocked that anyone would try and do that. I don’t see how that’s going to work.  940 
 941 
Eleanor Bacher, 7403 Summerfield Drive, we just moved in about 6 weeks ago; we’re in the southwest 942 
corner (Kate White’s property), so we have a lot of interest and some concern, and just wanted to be 943 
heard on a few things. We knew in buying this property that the property next door had already sold and 944 
thru a realtor we’ve gotten a lot of information, and her report was that there was going to be 3 homes on 945 
large lots. 946 
 947 
Audience Members: That’s what we all heard. 948 
 949 
Ms. Bacher: And there’s actually a sewer line across our property, so the front yard was kind of cut 950 
diagonally for sewer pipe. We’re still working that out because it’s soft and sinking, and I think they put 951 
in 2 taps on the property for sewage, so we’re waiting for 2 homes, so we’re concerned it’s not enough to 952 
support more than 2 homes. We were told they added that to make the property easier to sell if it was 953 
connected to sewer. This is thru a couple of people, so if I’m reporting it incorrectly, I don’t know. So we 954 
have definite concerns that the sewer pipe is going to be servicing a number of homes and will it be 955 
flowing in our front yard since it’s diagonally across our front yard. We also have concerns about 956 
drainage. As of right now, we have a good amount of standing water in the fields, and the green space in 957 
Summerfield Village is like a little pond. And when the time comes, we would like to talk about 958 
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landscaping along the property line, if we could have some mounding, shrubbery or something. And, 959 
because right now it doesn’t seem like anyone’s been on the property, the house and barn came down but  960 
the grass and weeds are growing, there’s still a dilapidated building on the property; can any of that be 961 
maintained before the ground is broken? Initially we wondered when we should start planning for 962 
construction but that seems like that’s a way out, so we’re just curious about maintenance of the property. 963 
The sewer thing is the biggest concern. The pipe was just installed last year, so it’s still settling. 964 
 965 
Dave, Violet Court, Lewis Center: It got connected to the sewer main off of Summerfield Drive and 966 
extended  over to the property with the intent to cross the property that was Kate’s and connected into the 967 
parcel in contention for the potential of 2 or 3 homes built on it and sized appropriately for that. Nora and 968 
her husband’s concern and our concern is that that sewer line might be tried to be utilized by a 969 
subdivision in excess of 20 homes. 970 
 971 
Ms. Bacher: Or even 10. And they may not even use it at all; it may have been a marketing ploy. 972 
 973 
Ms. Trebellas: That is one thing I have in my notes is that there is no utility letter as to date, from 974 
Delaware Regional Sewer District as to servicing this property, so if you could get a letter from the Sewer 975 
District of how this is going to work out, where this service is coming from and whether or not the line 976 
that she just spoke about is capable of handling 22 units or how many units or what’s going to happen 977 
there. 978 
 979 
Mr. Soards: There is none existing along Old State Road. I anticipate it’s got to go to Orange.  980 
 981 
Ms. Boni: There is a letter from Kelly Thiel of Regional Sewer District but we’re waiting for a full 982 
response.  983 
 984 
Matt Baxendall, 7371 Summerfield Drive, I am a civil engineer and a 12 year practicing PE in site civil 985 
design, so I’m pretty familiar with this sort of thing. Respectfully, this really isn’t a plan set. You can’t do 986 
a site civil project without knowing your limits and without knowing your drainage. Look at the pond; see 987 
how big it is? If this project had been handed to me as a civil engineer, the first thing I would have done is 988 
get that acreage figured out. The way drainage works is you have to take your pervious areas prior to 989 
design and after the design, and you come up with your coefficient. You have to account for all the 990 
impervious area that you’re putting in and inside that the flow out of it has to be the same as the existing 991 
condition. So if you add more impervious area, roadways and such, you have to have more detention. 992 
This is very basic drainage engineering. It doesn’t work if you don’t have viable drainage. We can look at 993 
the drawing on the page; none of this is going to be something that I would look at and say it’s going to 994 
be anything resembling final design because the drainage plan itself is implausible. The other thing is the 995 
drainage space requirement is to be based on an 11.2 acreage number, you are looking at I believe 9.45 996 
number, but we don’t know our project limits, so we can’t come up with a green space number. 997 
Furthermore, the geometry is in question. It doesn’t appear that any Auto Turn programs for larger 998 
vehicles were run, one of the standard practices for roadway design is you run. You have the Fire 999 
Department, you have a vehicle size based on the speed of the road that is planned and you literally have 1000 
a vehicle that it turns to see if it works. Just looking at this plan with my eyes, I don’t have access to the 1001 
plan set, I don’t remotely believe that that would work.  1002 
 1003 
Ms. Boni: Either way, we do require approval from the Fire Department. 1004 
 1005 
Mr. Baxendall: And that’s part of my concern because everything that the engineers have brought up here, 1006 
the drainage won’t work, the traffic is a giant concern. Part of my background is I worked at Woolpert 1007 
who won the Phase 2 of the S. Old State expansion project, and I wrote part of the proposal for the outline 1008 
of the design, and thru this stretch, if you look at the traffic that is anticipated because the next phase of 1009 
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the development is an interchange that’s supposed to go in on the highway that connects to Lewis Center 1010 
Road then comes down Old State, and the anticipated increase in traffic is significant there in the next 10 1011 
years. So if we’re going to add 2 entrances to a very busy Orange Road area, we’re in a problem where I 1012 
believe the future traffic plan, which I think has been said hasn’t been done, is going to find us in a 1013 
position where the cue, which is your right turn backup, is going to back up further toward that entryway 1014 
not to mention it’s going to cover up this emergency entrance which could cause significant problems. So 1015 
that’s another serious concern is that we haven’t done a traffic study on one of the fastest growing parts of 1016 
our Township. I could keep going but I think I’ve made my point which is from a site civil point of view. 1017 
If this plan set was given to me, I would give it back because it’s going to change significantly once the 1018 
major elements such as drainage and your limits are factored in. There’s a lot of people talking about 1019 
property values and things like that, and I’ll defer to them for that, but I have literally done this as my 1020 
career field for 12 years; I don’t think this plan set is going to be remotely representative of what we’re 1021 
going to see on the final site. You only have so much depth you can have for the pond to have the flow 1022 
and get itself down to where it’s supposed to go, so you’ve got a drainage problem. You’re not going to 1023 
know where you can place any of these houses until you know what your limits are. You don’t know 1024 
what you can fit, so in the end I don’t think this is going to remotely resemble any single family final plan 1025 
until those concerns are addressed. Much like the Engineer said, he doesn’t think it’s sufficient for a 1026 
single family situation, and I would concur based on just what I’ve seen here. I would need to see a lot 1027 
more to believe this was a feasible option for us in this area based on the traffic, drainage and limit 1028 
concerns. Those are critical factors; this is building a house without building a foundation right now.  1029 
 1030 
Dave, Violet Court, can I get an explanation of the difference of a condominium lot and fee simple lots?  1031 
 1032 
Ms. Radcliffe:  A fee simple lot would be bought, you would own just that lot, everything outside the 1033 
walls of your lot, all the green in the front and back of your lot would be part of an HOA and maintained 1034 
by an HOA. 1035 
 1036 
Dave: So then what’s a condominium? 1037 
 1038 
Mr. McCarthy: A condominium is a form of ownership as is fee simple, but they’re not the same thing. 1039 
 1040 
Dave:  In the zoning definition for Orange Township, is there a difference in a single family, the SFPRD, 1041 
versus a fee simple lot?  1042 
 1043 
Mr. McCarthy: You’re mixing an apple and orange here. The SFPRD is a zoning classification for Single 1044 
Family Planned Residential District. The manner in which that district is zoned, fee simple is one of the 1045 
options. Right now, unless they change their mind, it’s going to stay an SFPRD and in some fashion, 1046 
assuming it’s approved, it will be that. If you bought a house, you’d probably have a fee simple lot. A 1047 
condo, you typically own the unit to the walls and you have an undivided interest in the common area, 1048 
sometimes you have special common areas set aside for your particular unit, but it’s more of a group 1049 
thing. You don’t have your own individual piece of the whole pie.  1050 
 1051 
Dave: Is there a minimum acreage requirement, and if I’m reading the zoning requirements correctly, 1052 
there’s a 10 acre number. If I can have some clarity as to that 10 acre minimum for an SFPRD, and if it’s 1053 
less than 10 acres, it’s just based on density to allow for green space. 1054 
 1055 
Mr. McCarthy: I’m thinking that’s the cluster which is actually being taken out of the Code. The owner of 1056 
any property in the Township, regardless of size, may submit an application for changing the zoning or 1057 
the provisions of this article of zoning resolution; that’s for the SFPRD. The language you saw is 10.08 1058 
which the Board of Trustees has decided to take out, is the single family cluster development, and that is, 1059 
a minimum of 10 acres for that.  1060 
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Ms. Trebellas: And it has been clarified by the applicant that no cluster housing is going to be allowed. 1061 
 1062 
Dave: When was that decision made to take that out of the zoning?  1063 
 1064 
Ms. Boni: Last Monday. 1065 
 1066 
Mr. McCarthy: But it has been in process for some time; it’s not something you do overnight. 1067 
 1068 
Ms. Trebellas: But it has been debated by this Commission for quite some time of what the definition of 1069 
cluster housing is and the decision was made that it just was best not to address it.   1070 
 1071 
Mr. McCarthy: The only difference between that and a single family is you have a 5’ reduction in front 1072 
setback. You can’t put anything closer to anything else, so if you’re familiar with any of our cluster 1073 
developments, you know they weren’t developed under those standards and it’s just a relic. 1074 
 1075 
Dave: And we’ve talked a lot about drainage already, but our lot is on the cul-de-sac and I know we’ve 1076 
had a lot more rain but we have been there for 19, 20 years now and we’ve never had this much water 1077 
standing in the green space behind our home and at the backsides of our property line, and the way the 1078 
drainage was done, and I did speak with the site developer when Summerfield Village was building in, 1079 
and he had everything perfectly sloped to go from our back yard and drain toward this pond, and that is 1080 
how the topography of Summerfield Village is meant and designed and we have pooling. And something 1081 
I have noticed is that a portion of this pond has been filled. If you come down Old State Road, you can 1082 
see where there’s dirt that’s already been pushed in here, which I think has made a difference, fairly 1083 
significant maybe, of how it’s draining and now knowing what’s going on up here, it concerns me that 1084 
these things are happening before anything has been approved.  1085 
 1086 
Mr. McCarthy: If you have a concern of that sort, I suggest you contact the County Engineer’s Office and 1087 
make them aware of it, and they’ll get to the bottom of it one way or the other.  1088 
 1089 
Audience Member: Soil and Water too. 1090 
 1091 
Ms. Boni: I can help streamline that conversation too.  1092 
 1093 
Ms. Ault: Are you saying that pooling is where that sump easement is on the back too? 1094 
 1095 
Dave: Exactly. And I’ve been looking closely at any of the plats that were available to find out if there 1096 
had been any allowances made and as Matt pointed out, there is no topographical data provided for 1097 
anything in this application. As a college job I worked on field crews and I’ve done a lot of topographical 1098 
work and understand how to read those maps, and if it was there, I would say this is what the finish grade 1099 
is supposed to look like and this is where the water flow is supposed to be going, but I don’t find any of 1100 
that.  1101 
 1102 
Ms. Bacher: I’m assuming that when this is approved, that will all be part of the plan. 1103 
 1104 
Ms. Boni: And they would have to do final engineering.  1105 
 1106 
Ms. Bacher: But in the meantime, while things are getting planned, we have water getting in our yards, 1107 
weeds growing, buildings falling down…. 1108 
 1109 
Ms. Ault: Who is maintaining the parcel at this time? 1110 
 1111 
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Ms. Radcliffe: The property owner. I can’t attest as to when the last time they mowed or when they were 1112 
on the property, but I know they are making their very best interest to making sure it’s kept suitable to the 1113 
potential development. 1114 
 1115 
Dave: We have no illusions that this property is not going to be developed in some manner, in some way, 1116 
and we’re not against that. We also want to make sure that, and I know the Commission is entrusted with 1117 
this, that it would be consistent with everything and the growth that we’ve seen within our community, 1118 
within Orange Township and the future we’re looking for, and the improvement of all of our property 1119 
values and potential growth in the property values but we just ask that it is done in a manner that is 1120 
consistent with the growth and progress that we’re seeing in this community which has been handled 1121 
wonderful. I think you guys, the County Engineer, the Township, the infrastructure everything has been 1122 
handled really well to this point at least on the surface that we get to see.  1123 
 1124 
Mr. Baxendall: Honestly this is the first time that I realized a level pond had been filled in; this is the first 1125 
I’ve heard of it. Granted, there have been changes on the road. Do we know when that was filled in and 1126 
how that happened because that’s a pretty significant change? 1127 
 1128 
Ms. Ault: It’s been in the last 2 months; I noticed it. 1129 
 1130 
Mr. Souders: That’s when my flooding started.  1131 
 1132 
Dave: They drained it part way down; that’s how we knew something was happening.  1133 
 1134 
Ms. Ault: When they took down the house and it was when the barn was taken down, I noticed.  1135 
 1136 
Mr. Baxendall: That’s a significant thing because we’re having overtopping on a brand new project on 1137 
Old State and overtopping should not be happening on a project of that significance. While we’re figuring 1138 
out what is happening with this project, I would strongly recommend that it get rectified so there is 1139 
sufficient detention on this site to prevent this overtopping because that could cause a wreck, that could 1140 
cause a death on Old State. That needs to be in the short term rectified, whether it was a contractor who 1141 
filled it in or didn’t do what they were supposed to do while the site was being cleared or what. That 1142 
needs fixed. Say they start construction in a year; we have a year’s worth of danger. That has never 1143 
overtopped before, even before the construction, even with the new roadway. If this drainage, which is 1144 
already super close to the road, in any improvement you would expect it to be moved further from the 1145 
road. So that needs addressed because that’s a community safety thing at this point. I know it’s just water 1146 
in a pond, but when somebody skids off the road and hits a tree because the water overtopped a one year 1147 
old road…. 1148 
 1149 
Mr. McCarthy: I think the County Engineer and Soil and Water is the call you have to make; that’s their 1150 
call. 1151 
 1152 
Mr. Baxendall: And that’s a call I plan to make. I wasn’t aware of this before.  1153 
 1154 
Mr. Souders: I think it would be wise for them on their drawings, even though the County Engineer 1155 
should know where they have stuff, to show those 2 new catch basins and the 36” diameter pipe that goes 1156 
under S. Old State Road with respect to the new entrance they’re showing.  1157 
 1158 
Mr. Baxendall: Those are part of a new system; those will flow into them.  1159 
 1160 
Mr. Souders: And I think they sent a letter to the HOA about developing 3 or 4 lots; that was the first 1161 
anybody heard anything of the development, and then 10 or 11, again not too bad, but 22…. 1162 
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Mr. Baxendall: The feasibility of the drainage with that number of houses, the most candid thing I can say 1163 
because you have to have clearance, you have to have the drainage set for the new road, it just doesn’t 1164 
work the way it’s currently construed. I’ve had sidewalk projects where we’ve had to triple the scope of 1165 
the project because of the drainage; this is a neighborhood. 1166 
 1167 
Mr. Cowan: I think at this point my comments are pretty much moot. I saw pretty much the same thing 1168 
that other folks saw here. One that maybe wasn’t addressed but maybe once or twice was the exit on Old 1169 
State Road, and I question whether the County would approve a left turn or whether it’s going to be a 1170 
right turn restriction. The clubhouse parking area, on the drawing set that I had which was dated April 1, 1171 
on Page 5 it’s labeled as the emergency entry detail and actually it’s the shot of the clubhouse parking 1172 
area. I also included as I learned from my predecessor, always ask for right-of-way for trails, so I did 1173 
include that in my letter. At this point, we’ll wait for the new layout and the new right-of-way established. 1174 
 1175 
Mr. McCarthy: I think the point of your letter though was that the developer consider providing those 1176 
easements along both Orange and whatever the right-of-way turns out to be on Old State and if they want, 1177 
consider putting a path on that west side and north side of Orange. 1178 
 1179 
Mr. Cowan: Yes.  1180 
 1181 
Mr. Baxendall: That sidewalk connection to the intersection on the north side I didn’t even consider 1182 
because we don’t have one now. Any future expansion of Orange Road is likely going to have a sidewalk 1183 
included on one side or another, so that’s a great point for the pedestrian access. Our sidewalk dead ends 1184 
at Orange; it goes nowhere on the other side, so sidewalk connection to that light I would think MORPC 1185 
or the Planning Commission would likely include some sort of pedestrian access out of the neighborhood 1186 
and I know for a fact the second phase of S. Old State includes the same thing you saw on the south side 1187 
which is the 10’ multi-use path on the west and a 5’ sidewalk on the east; I believe that was the 1188 
continuous plan for that corridor. Obviously that is not included on this plan. That would push everything 1189 
back significantly further as well due west and that needs to be factored in as future development.  1190 
 1191 
Ms. Ault: I concur because I thought it was going to be a roundabout. As previous Parks Board Chairman, 1192 
I would have requested that as well.  1193 
 1194 
Mr. McCarthy: I’ve gone thru the application, some of the issues we’ve already discussed. I noted some 1195 
issues with the acreage that we’ve already gone over. Also reviewed Regional Planning statements, Ms. 1196 
Boni’s suggestions as well as Mr. Cowan’s. These are what I noticed after that. As far as the remaining 1197 
structures, when are they going to be removed? Would it be removed upon initiating of construction?  1198 
 1199 
Ms. Radcliffe: Yes. 1200 
 1201 
Ms. Bacher: So it’s going to stay up until you start construction? 1202 
 1203 
Ms. Ault: I think it’s the dilapidation and the concern of safety that they’re worried about.  1204 
 1205 
Ms. Boni: Has it been like that for some time, even before the property owner bought it? 1206 
 1207 
Ms. Ault: They got old. 1208 
 1209 
Dave: When they had equipment on site when they were taking the barn and house down, it would have 1210 
been just as easy to take those structures down at the same time.  1211 
 1212 
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Mr. McCarthy: It depends on who was responsible for paying for it I suspect. You have a drawing with 1213 
“See Tab 8” and then there’s 4 sheets in Tab 8. Just individually identify the exhibits by a title and some 1214 
exhibit designation, both on the exhibit itself and make sure they’re referenced in the text. We have a 1215 
couple of instances where example is being used as a word; I think we’ve got a couple of illustrative and 1216 
typical too. If I remember correctly, neither Mr. Dove nor Mr. Duell care for those words, so we request 1217 
that those be done away with.  1218 
 1219 
Ms. Boni: There will be a formal list of all those for you.  1220 
 1221 
Mr. McCarthy: On Page 10-13, there’s a reference to exterior materials and it states clearly that there will 1222 
be no vinyl siding. Traditionally the Township has asked for that north of Orange Road and it should read 1223 
no aluminum or vinyl siding, just so there’s no confusion as to whether or not that’s permitted. Also on 1224 
Page 10-13, there’s a reference to an architectural review board; we don’t have one.  1225 
 1226 
Ms. Trebellas: We’re it and then it goes to Michele for permits.  1227 
 1228 
Mr. McCarthy: This is not a two step process and we don’t have any overlays that involve architectural 1229 
review. Any architectural limitations are going to be contained in the development text and per the 1230 
resolution which Ms. Boni is responsible for enforcing also.  As far as utilities, Delaware County 1231 
Engineer had some issues; those have been discussed. Typically we have a letter from AEP; I see you 1232 
requested one. You also mentioned you requested a letter from the Sanitary Engineer’s Office; I’ve never 1233 
seen them pass one in the past 20 some years without that. Also, typically telecommunications and 1234 
telephone. That’s just providers saying they can do it or if there are limitations, we all become aware of 1235 
that before everyone’s too deep into this. In the Delaware County Engineer’s issues, one of them was 1236 
about relocation outside the right-of-way on that eastern line. If we could have it more clearly indicated 1237 
where is the gate going for the emergency access. When we do determine the right-0f-way, let’s just have 1238 
one clear designation of the right-of-way line on the drawing. Right now it’s a little bit hectic. On the 1239 
landscape plan, there’s a 5’ strip that runs along the west line behind the houses that I think is supposed to 1240 
be some kind of buffer. How does the Commission feel about that?  1241 
 1242 
Ms. Trebellas: I thought that was part of that easement. Is it in addition to it? 1243 
 1244 
Mr. McCarthy: This is part of it.  1245 
 1246 
M.s Radcliffe: I think that’s just what we have to work with without making the lots smaller.  1247 
 1248 
Ms. Trebellas: You’re going to have to reconfigure your lot plan anyway based on what’s happening on 1249 
the east side, so…. 1250 
 1251 
Mr. McCarthy: How do you feel about buffering properties to the north and the west?  1252 
 1253 
Ms. Trebellas: I have issues with having a 5’ strip and calling it green space because it’s not really. 1254 
 1255 
Ms. Boni: We’re having a problem with a subdivision that was approved last year that had a similar 1256 
buffer thing and there’s been arguments and they haven’t put in as many trees as they said they would and 1257 
it’s really hard to review a strip of that kind, so I’m asking the Commission to do maybe like a tree line. 1258 
It’s hard for the Township or staff to force a buffer when you’re just looking at a green glob on the plan. 1259 
 1260 
Ms. Trebellas: So why don’t we examine it and identify exactly what that 5’ space is. 1261 
 1262 
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Mr. McCarthy: I guess the question gets to be what is it but secondly, the Township back in the day 1263 
would have no build zones as part of an individual lot and the problem is the sympathies of others, 1264 
including some judges, are with the property owner when you’re telling the property owner what he can’t 1265 
do on his lot. So that’s when this idea of moving the mound but it wasn’t with the anticipation that we’d 1266 
end up with miniscule designations, so I’m asking maybe you consider giving them, not an answer, 1267 
certainly not a position one way or the other for me. 1268 
 1269 
Mr. Pychewicz: I think if the quantity of trees is better defined than shown on here and we have ample 1270 
space between that and the property line, I’m okay with that as long as it’s defined better.  1271 
 1272 
Ms. Radcliffe: Are there other plans that give more detail like “per foot”. 1273 
 1274 
Ms. Boni: If there are existing trees, it would say existing trees. If it’s a tree buffer, we would see more 1275 
tree line or if you’re considering mounding or something, there’s much more definition. And I think some 1276 
of the residents would appreciate that because if we get a call from one of the residents saying there was 1277 
supposed to be buffering here and there’s not, then I have to determine what was approved for this case. 1278 
 1279 
Ms. Trebellas: How about we further define what that strip is and we can figure out that easement at the 1280 
same time too.  1281 
 1282 
Mr. McCarthy: Ms. Radcliffe, I understand now we’re talking fee simple, we’re talking roads will be 1283 
public.  1284 
 1285 
Ms. Radcliffe: We have to be private because they didn’t…. 1286 
 1287 
Mr. McCarthy: Check with the Engineer’s Office, and I will as well, to see if they’ll let you have a private 1288 
road not to County Standards; that’s probably your question. On Page 10-14 there’s a discussion about 1289 
four-sided architecture, it says that will consist only of consistent materials around all four sides. Is that to 1290 
indicate that a blank wall made with the same material as the front face or sides is acceptable in terms of 1291 
being four-sided architecture?  Typically four-sided architecture is the same level architectural detail as 1292 
provided to each face or each façade of the structure or building.  1293 
 1294 
Ms. Boni: It does say a minimum of 20% of the front face has to be of stone or brick, so does that mean 1295 
20% has to be on all sides if it’s four-sided architecture? 1296 
 1297 
Mr. McCarthy: I would say that there has to be some stone or brick…. 1298 
 1299 
Ms. Radcliffe: On all four sides? 1300 
 1301 
Mr. McCarthy: On all four sides but I have seen an example of this where just one side of the building is 1302 
just wall.  1303 
 1304 
Ms. Trebellas: That happens with garages a lot. 1305 
 1306 
Mr. McCarthy: Garages, some of those retirement things we’ve seen where they screen off one wall. If no 1307 
one has a concern about that, we’ll move on.  1308 
 1309 
Mr. Pychewicz: Is the intent to carry the water table around or is that not figured out yet? The stone on the 1310 
example elevations that were provided, there’s like a stone water table at the base. Is the intention to carry 1311 
that around to all four sides or just to terminate on the front?  1312 
 1313 
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Ms. Radcliffe: I don’t want to say because I’m not part of the design team. I can ask them what their 1314 
intention is and send a text to Mike. 1315 
 1316 
Mr. McCarthy: Just more detail.  1317 
 1318 
Ms. Trebellas: Or why don’t you just use the definition for four-sided architecture of what’s in our Zoning 1319 
Code and that would make life easier.  1320 
 1321 
Mr. McCarthy: I’ll check that but I don’t think that’s our standard; I think we have used it once recently 1322 
but that was a request from the applicant. We’ve already talked about one sheet of the Munsell Chart; 1323 
make sure there are others. 1324 
 1325 
Ms. Ault: Just make sure there’s some distinction between each house. You’re saying you want it to be 1326 
cohesive, but sometimes it can be too cohesive. Maybe adding another strip or two to the Munsell Chart 1327 
may help you.  1328 
 1329 
Ms. Boni: Are you planning on having 22 of the same color house?  1330 
 1331 
Ms. Radcliffe: No, not all the same façade. 1332 
 1333 
Ms. Boni: I think that’s why we’re concerned; we just don’t want…. 1334 
 1335 
Ms. Ault: When we see that specific of colors, that just triggers that. 1336 
 1337 
Mr. McCarthy: And that does include roof colors, correct Michele? 1338 
 1339 
Ms. Boni: Yes. 1340 
 1341 
Mr. McCarthy: Under living area, you have indicated that you might be going up from 2200 to 2800 now. 1342 
The language is something I’ve never seen before, it says when all available additions of conditioned 1343 
living space; what is meant by conditioned living space?  1344 
 1345 
Ms. Trebellas: Usually that figure doesn’t include basements but conditioned living area does include 1346 
basements.  1347 
 1348 
Ms. Radcliffe: I pulled that from other applications that had been approved but I can go back and change 1349 
that.  1350 
 1351 
Ms. Trebellas: Because that means if you have a conditioned basement and we’re talking 2000 square feet 1352 
divided by 3, your footprint is going to be pretty tiny.  1353 
 1354 
Ms. Radcliffe: That’s not what we mean. 1355 
 1356 
Ms. Trebellas: That’s not what you mean but that’s what this is implying. Clarify it. 1357 
 1358 
Mr. McCarthy: On Page 10-17, there’s an incomplete sentence. When you re-do the plan, if you could 1359 
find a color other than yellow for those two plans; I could not make the yellow out. As to the open space, 1360 
the Code requires that the open space be denominated by type. We have maintained, unmaintained and 1361 
recreational, and that didn’t happen here, so we need to break that up and define what’s going where. 1362 
Also, on the open space plan you should have it denominated so that Ms. Boni and her crew know what’s 1363 
supposed to be where. On Page 10-23, reply to 10.07 d), it’s talking about divergences for Lots 2 and 3. If 1364 
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that language is going to stay, just simply says divergences for them; if you could just say all other lots 1365 
will comply with that requirement.  1366 
 1367 
Ms. Trebellas: But I strongly suggest that you do away with divergences. 1368 
 1369 
Mr. McCarthy: We do require a legal description, it’s not a question of giving us a copy of the deed, so 1370 
when you finally arrive at the parameters of this development and quite often Ms. Boni can share with 1371 
you examples of it, they’ll say, legal description for zoning purposes only but basically what it will do is 1372 
spell out what the drawing is going to show. That can be very important 3 5, 10 years later, so we don’t 1373 
want any confusion.  1374 
 1375 
Mr. Pychewicz: Should the legal description be sealed by the surveyor? 1376 
 1377 
Mr. McCarthy: Any plats that are submitted should be sealed by the surveyor and I don’t think it would 1378 
hurt anything. And the legal description needs to match the drawings. Right now, they don’t match, and 1379 
that’s a problem. You had 2 plats in there; I don’t know why they’re in there. They both show the 10.891 1380 
acre parcel, they both pre-date Porshi’s ownership, and they both pre-date the warranty deed sale and 1381 
granted easements, so they’re showing what existed before a lot of stuff happened. I don’t know what the 1382 
point of those was.  1383 
 1384 
Ms. Boni: We can just remove those. 1385 
 1386 
Mr. McCarthy: That would be my suggestion, but it’s their application. 1387 
 1388 
Ms. Radcliffe: Once we actually have the legal description from the surveyor, I think they didn’t have the 1389 
full survey done, so we just pulled what we could, so we need to get an actual survey and then that 1390 
survey… 1391 
 1392 
Mr. McCarthy: You need something that’s reliable. Tab 6 is labeled Preliminary Plan; again, that’s one of 1393 
those words. Tab 7, Illustrative Plan. As far as the plans themselves, a couple of them still think the 1394 
sanitary provider is Del-Co Water; they don’t do that, that needs to be corrected. If it’s part of the storm 1395 
water facility or utility, label the pond as either retention or detention, so they know what they’re 1396 
expecting. All the intrusions into the right-of-way I’m going to skip over because we’ve talked about it. 1397 
Just to highlight, the setbacks are from the road right-of-way. Right now, and I suspect this is going to 1398 
change anyway, but the clubhouse has a 30’ rear setback, the minimum setback for buildings is 35’ in SF; 1399 
it’s scaled at 30’ anyway. I had this in my last notes, but have a key or label on the development plan. 1400 
Right now it’s showing as a dark, thick line. Just put a dark thick line and sidewalk underneath it, but 1401 
there’s no label. The text is clear, both sides of the road.  We have a typical street section; again, that’s 1402 
one of the words.  We have a typical lot indication; again, typical. The typical lot is kind of strange and 1403 
I’ll just raise this because I don’t know if it will be important or not. We have a development of 1404 
essentially 50’ square building pads, envelopes, and what is a fairly nice size lot. Then we get to the 1405 
typical lot, and it’s a rectangle and the building envelope is a rectangle; that seemed a little odd to me.  1406 
 1407 
Ms. Radcliffe: I think it’s just showing more around the bend. 1408 
 1409 
Mr. McCarthy: That brings me to my next point. The corner lot (typical lot) essentially has 2 front 1410 
setbacks,1 side setback and an arc at the rear that is going to provide 100’ or so of rear yard.  I think that’s 1411 
something the Commission needs to discuss; is that a lot that’s going to be approved to Orange Township. 1412 
My concern is we have a plan telling us that a corner lot can look like this, irrespective of anything else.  1413 
 1414 
Ms. Boni:  Do they have to request a divergence for Lot #4 for that side yard setback? 1415 
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Ms. Trebellas:  I doubt that’s what we have. 1416 
 1417 
Mr. McCarthy: Also if you would double check your building separations.  1418 
 1419 
Ms. Trebellas: This typical lot, I would prefer to see that information on the development plan for every 1420 
lot and not just the typical lot because I could not figure out where that typical lot was. It didn’t seem to 1421 
be any of the lots in this development.  1422 
 1423 
Mr. McCarthy: So delete that detail and insert that information onto the plan.  1424 
 1425 
Ms. Trebellas: And that way we know, like Mr. McCarthy said, some of them don’t look like they scale 1426 
properly. Like Lot #4, that side yard, that one you know does scale properly. Or that your 50’ x 50’ square 1427 
isn’t going to fit there and you’re going to have a 40’ x 60’ rectangle there instead. I would almost rather 1428 
see instead of these 50’ x 50’ pads just where all the…. 1429 
 1430 
Mr. McCarthy: All the setbacks which will give you your pads. 1431 
 1432 
Ms. Trebellas:  Exactly; lay out your setbacks and that tells you what area you can go on. 1433 
 1434 
Ms. Ault: In the pictures of your houses, they all appear to have side little garages. It doesn’t look like 1435 
that’s possible. With the side load you have the house, then the garage and your space between each from 1436 
there from the driveway. Maybe more information, are they front load, side load as well. 1437 
 1438 
Ms. Trebellas: We already commented there seems to be a discrepancy on the plan for the elevations; just 1439 
clean that up.  1440 
 1441 
Ms. Ault: If its side load, is it 6’ from edge of the driveway to the next lot line? 1442 
 1443 
Mr. McCarthy: Yes. 6’ there. Also there was a trustee with a relative in the room who was responsible for 1444 
the 75’ width, If I remember right, it used to be at 60’, and it was his idea to add the 15’ so as to permit a 1445 
side load but if the rest of the house is getting bigger, you can’t do it. 1446 
 1447 
Ms. Ault: And you have to make sure the driveway is big enough for a car to turn around in in a side load 1448 
as well in order to back out. Can you distinguish if you do want side loads or which ones would be a side 1449 
load and which ones would be a front load and then on which side would the driveway would be because 1450 
if you have 12 and 11, if both of their driveways are on the inside, then you have to make sure you have 1451 
6’ from the line, 6’ from the line, so a total of 12’; the longest would have to be staggered.  1452 
 1453 
Ms. Boni: So our driveways have to be outside the setback area; do driveways have to maintain the 12-1454 
1/2’ side yard setback? 1455 
 1456 
Ms. Trebellas: They don’t now. 1457 
 1458 
Ms. Ault: No, it would be 6’.  1459 
 1460 
Mr. McCarthy: We’ll check but I think that’s in the back in 21 and it indicates the drives are not going to 1461 
be any closer than 6’.  1462 
 1463 
Ms. Boni: That’s not been the practice. 1464 
 1465 
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Ms. Trebellas: Maybe it’s been changed from development plan to development plan but I don’t think 1466 
driveways now are in that setback because you see them in the side load ones and some of them are barely 1467 
4’ apart. Let’s double check the development plan and the guidelines on that.  1468 
 1469 
Mr. McCarthy: In terms of the main entry sign, is that going to be downlighting? 1470 
 1471 
Ms. Radcliffe: Yes.  1472 
 1473 
Mr. McCarthy: Setback,  right now it’s indicated to be 48’ from the edge of pavement of S. Old State and 1474 
it’s going to be required to be 15’ from the edge of the right-of-way when we finally figure out where that 1475 
is, and the clubhouse detail is labeled emergency entry detail. Sometimes the Zoning Commission cares 1476 
about this and sometimes not, but we have a plant list, we have a landscaping plan, but what we don’t 1477 
have is a key that tells you on the plan which one on that list you’re looking at. Add the icons so they 1478 
know what tree is going where and what the groupings will be; it will also help Ms. Boni in doing her job. 1479 
I think we heard the applicant say what size lot they’re trying to put and the size of the product they’re 1480 
trying to put on it, but they don’t have much more room for any buffering.  1481 
 1482 
Ms. Trebellas: You’re referring to the buffering on the… 1483 
 1484 
Mr. McCarthy: The west and north.  1485 
 1486 
Ms. Trebellas: I suggest when they reconfigure the development plan based on the new acreage with the 1487 
required right-of-way removal based on the new open space requirement…. 1488 
 1489 
Ms. Ault: Shift it all east a little bit to add more buffer? 1490 
 1491 
Ms. Trebellas: Yes, I would suggest looking at that buffer, especially since there are some quite 1492 
concerned neighbors here.  1493 
 1494 
Mr. McCarthy: This is my list from March 4, items that did not appear to be complied with, Items 8, 9, 1495 
11, 13, 14, 15, 16, 17, 18, 19, 21, 22, 23, 24… 1496 
 1497 
Ms. Boni: Mr. McCarthy, would you be willing to put together a master list based on what was included? 1498 
 1499 
Mr. McCarthy: It’s going to take some time, but yes. 1500 
 1501 
Ms. Radcliffe: I went thru that whole list and thought everything had been cleaned up, so I’d be interested 1502 
if you want to send those to me…. 1503 
 1504 
Mr. McCarthy:  I will get a listing together on everything that’s been discussed tonight and I will also 1505 
prepare a separate one of what we just talked about, and that will take some time.  1506 
 1507 
Ms. Trebellas: Will you give that to the Commission to review before you give it to the applicant?  1508 
 1509 
Mr. McCarthy: Yes.  1510 
 1511 
Ms. Trebellas: My only concern about that is since our Chairman is not here, I want to make sure he has a 1512 
chance to go over what was said. 1513 
 1514 
Ms. Boni: So are we expecting Mr. McCarthy’s comments and go over them and still giving them time to 1515 
get a revised submittal…. 1516 
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Mr. McCarthy: Yes, and then we aren’t having 2 back to back meetings to approve comments and then 1517 
have them respond.  1518 
 1519 
Ms. Boni: When do you think you can get those out? 1520 
 1521 
Mr. McCarthy: Right now, I think I’d be looking at May 24.  1522 
 1523 
Ms. Boni: And then once you receive all the comments from us, how long before you can provide them to 1524 
the applicant? 1525 
 1526 
Ms. Trebellas: How long does the Commission feel they need? Get back by the 30th or 31st? 1527 
 1528 
Mr. McCarthy: I will be on vacation that week. 1529 
 1530 
Ms. Boni: But you can send any questions or comments to me and I can take it from there.  1531 
 1532 
Mr. McCarthy: And just cc me on those.  1533 
 1534 
Ms. Boni: And I will get them to the applicant right away.  1535 
 1536 
Ms. Trebellas: Then how long do you think you need to revise your development plan, realizing there’s a 1537 
decent amount of re-doing it and information that you have to get? 1538 
 1539 
Ms. Radcliffe: We can start working on things right away which will speed that up. I don’t have your list 1540 
of meetings in front of me but we want to be cognizant of when your meeting is next month. 1541 
 1542 
Ms. Boni: Typically we try to keep in the regular schedule, but if you’re trying to get this scheduled later, 1543 
we can schedule an additional hearing. The 2 hearings scheduled in June are June 4 and June 18. 1544 
 1545 
Ms. Radcliffe: I would hope definitely by June 18 and a lot has to do with what we can get from 1546 
serviceability, the Engineer, Fire Department, their time line. A lot of it today is that we haven’t heard 1547 
back, we haven’t gotten responses, so I think if I can start that process now. 1548 
 1549 
Ms. Boni: If we do it on June 18, I need everything by June 11.  1550 
 1551 
Ms. Trebellas: Is that doable for you?  1552 
 1553 
Ms. Radcliffe: One week to revise would be tough.  And from past experience, in trying to rush it, it 1554 
comes to this point where I would prefer to spend some time. 1555 
 1556 
Mr. McCarthy: July 9 is the next scheduled meeting after that.  1557 
 1558 
Ms. Boni: We could do June 25; we were trying not to push it too far back.  1559 
 1560 
Mr. McCarthy: Do we have anything on the screen yet? 1561 
 1562 
Ms. Boni: No.  1563 
 1564 
Ms. Radcliffe: So for the 25th, you would need it by the 18th? 1565 
 1566 
Ms. Boni: Yes. 1567 
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Ms. Trebellas: Is that doable or do you want to push it back? I wouldn’t suggest the 2nd because that’s 1568 
right before the holiday. I will be off on the 9th. 1569 
 1570 
Ms. Boni: Can everyone meet June 25?  Does that seem reasonable for you? 1571 
 1572 
Ms. Radcliffe: Yes. 1573 
 1574 

MOTION TO RECESS APPLICATION #ZON-19-01 1575 
 1576 

Mr. Pychewicz made a motion to recess Rezoning Application #ZON-19-01, Porshi Development 1577 
LLC, until Tuesday, June 25, 2019 at 7:00 p.m. at the Orange Township Hall; seconded by Mr. McNulty. 1578 
 1579 
Vote on Motion:  Ms. Trebellas-yes, Mr. McNulty-yes, Mr. Pychewicz-yes, Ms. Ault-yes 1580 
 1581 
Motion carried 1582 

 1583 
Meeting adjourned at 9:40 p.m. 1584 
Minutes prepared by Cindy Davis, Zoning Secretary 1585 
 1586 
At the September 17, 2019 Zoning Commission meeting, Ms. Trebellas made a motion to approve the 1587 
meeting minutes of the Orange Township Zoning Commission for Rezoning Application #ZON-19-01, 1588 
Porshi Development, LLC dated May 7, 2019 with the following corrections: 1589 
 1590 

• Lines 35/36: the sentence should read “Director of Operations for the Maintenance and Parks 1591 
Department” 1592 

• Lines 188/189: the sentence should read: “Instead of referring to the tab numbers, I recommend 1593 
referring to the exhibit or page numbers” 1594 

• Line 191: the word “permitted” should be “prohibited” 1595 
• Line 228: the sentence should read: “Please provide color sign renderings and plans; I would 1596 

like to review those thoroughly.”  1597 
• Line 651: the sentence should read “artifacts or endangered species” 1598 
• Line 898: “hru” should read “through” 1599 

 1600 
Seconded by Mr. McNulty 1601 
 1602 
Vote on Motion: Mr. Duell-yes, Ms. Trebellas-yes, Mr. Pychewicz-yes, Mr. McNulty-yes, Ms. Ault-yes 1603 
Motion carried 1604 
 1605 
 1606 
 1607 
 1608 


