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Zoning Application #’s ZON-21-05 & ZON-21-06 &        September 28, 2021 1 
 2 
Zoning Application #ZON-21-05, Evans Farm / BZ Evans, LLC The application is an amendment to 3 
the currently effective zoning development plan for +/- 131.0 acres within the Evans Farms Planned 4 
Commercial (PC) District, approved under applications #15-0104, #ZON-16-02, #ZON-18-05 and #ZON-5 
20-02.  6 
 7 
Zoning Application #ZON-21-06, Evans Farm Land Development Co. LLC. The application is an 8 
amendment to the currently effective zoning development plan for +/- 425.4 acres within the Evans Farms 9 
Single Family Planned Residential (SFPRD) District, approved under applications #15-0105, #ZON-17-07 10 
and #ZON-19-03.  11 
  12 
  13 
Roll Call: Adam Pychewicz, Dennis McNulty, Christine Trebellas, Leslie Pierce, Ciara Harris-absent 14 
 15 
Township Officials Present: Michele Boni, Development and Zoning Director 16 
 17 
Ms. Boni: After the Commission meeting on September 14, Brett and I formulated additional comments, 18 
from the feedback from the Commission and we passed them on to the applicant.  The applicant 19 
addressed them and we received the revised submittal on September 22, 2021, and was distributed out. 20 
We then reviewed the revised submittal based on the comments and we believe all of them were 21 
addressed except for three, and the three are provided in the motion for tonight that is drafted. They are 22 
things that are really minor that were missed out, so the applicant is here if you have additional questions. 23 
 24 
Mr. Pychewicz: We’re here to discuss Rezoning Applications #ZON-21-05.  Evans Farm Planned 25 
Commercial District as well as #ZON-21-06, Evans Farm Single Family Planned Residential as well as 26 
approve meeting minutes for June 9, 2021 and August 24, 2021.  27 
 28 

APPLICANT PRESENTATION/COMMISSION QUESTIONS & COMMENTS 29 
 30 

Tony Eyerman and Dan Griffin of Evans Farm Development Company, 1550 Lewis Center Road, Suite 31 
B, Lewis Center, Ohio 43035 and also with us is Kevin Kershner of Kimley Horn, our engineer. At the 32 
last meeting we passed on to staff redlines from the original rezoning text and how it changed. Staff did a 33 
great job in turning around a lot of work in a short time. They gave us a list of issues to address, we 34 
addressed them, met on the 21st and went through them all. Out of that meeting. We made our corrections 35 
and submitted on the 22nd and there are three items. We will go through each of the three just to be 36 
specific and we’ll conclude our side of this. Item #1 is the temporary realtor sign which should be 37 
included in the signage matrix. It’s in the zoning text on Page 35; we’ll bring it forward to the matrix as 38 
well. What we’ll do with #1 and #3 is work with staff to make sure the wording is exactly as they want it 39 
so there’s no question when it gets to the Trustees. We’ll do that on Item #1. Item #2 the signage language 40 
on Page 13 is removed. I don’t know if it was part of the presentation last meeting, but I realized a fair 41 
way through the last revision I was working in two files and I should have been working in one. I deleted 42 
the paragraph out of the version I voided, so that paragraph will be deleted as staff recommended last 43 
time. The third one is specify lot setbacks for lots not serviced by alleys. In the matrix we have the 44 
content but obviously it’s not clear enough that staff asked us to help clarify. We will work with staff to 45 
make sure it reads more clearly so there is no question at all. 46 
 47 
Ms. Boni: Those are not changing. 48 
 49 
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Mr. Eyeman: Those are not changing. Those are actually based off a previous amendment that was 50 
approved a while ago, so it’s just a matter of clarity is all it is. We’ll make sure to work with staff to get 51 
Item #1 and #3 fixed. Item #2 we’ll just delete completely. 52 
 53 
Mr. Pierce: In the layout where you show your duplexes, originally I thought they were just going to be 54 
left of the oval but you’re planning on peppering them all around? 55 
 56 
Mr. Eyerman: What we’re doing is allowing ourselves, because it is something we’re approved for, so we 57 
don’t have an identified area yet. It’s going to be within that area all around the northwest and directly 58 
east of the oval but they’ll be clustered in one of those areas.  59 
 60 
Mr. Pierce: But it could be “here”? 61 
 62 
Mr. Eyerman: It could be but we’re going to be pretty sensitive to on how it’s organized and 63 
architecturally they will be compatible and they go through the exact same review and approval process 64 
with our town architect as our single family lots will be.  65 
 66 
Ms. Trebellas: So this diagram that you included in the development text is correct? 67 
 68 
Mr. Eyerman: Yes. 69 
 70 
Ms. Trebellas: Somewhere in this green backed vicinity there will be 100 lots…. 71 
 72 
Mr. Eyeman: Up to 100. 73 
 74 
Ms. Trebellas: For duplexes? 75 
 76 
Mr. Eyerman: Yes. 77 
 78 
Mr. McNulty: You have the development and that’s all great but are your lots sold to the individual 79 
developers that come in and say I want to buy this lot or this group? 80 
 81 
Mr. Eyerman: The builders. The lots from Section 1 and 2 are sold, and north of that there are a few that 82 
are in contract but there are none that are sold at this point.  83 
 84 
Mr. McNulty: Have you typically sold groups to a single builder, a section or two sections? 85 
 86 
Mr. Eyerman: No, we tend to mix it up a little bit. We have probably three or four builders. It’s very 87 
much like Westhaven in Franklin, TN, that tend to specialize in the small box and we have three or four 88 
builders who tend to find their sweet spot in the middle size lots, basically from 55’-60’ up to 70’-75’, 89 
then we have fewer more builders because they tend to be a lot more custom tailored into the larger lots. 90 
 91 
Mr. Griffin: In one area Bob Webb bought 18 lots for some empty nester homes that fit well in there, so 92 
we did that. 3Pillars was talking about to us about maybe a patio home product and those we would do 93 
little areas like that with one builder, but most of these are custom lots, getting different looking houses 94 
on different lots.  95 
 96 
Mr. McNulty: So you approve everything that comes in? That’s what we do here when developers come 97 
in. 98 
 99 
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Mr. Eyerman: We have a town architect, Dave Johnson is our current town architect, we have our 100 
guidelines which we’ve shared and will share more if you want, and they review everything per that and 101 
really in an overly simplified description, there are certain architectural styles that have historically been 102 
identified through centuries, so each of those architectural styles has certain design characteristics that are 103 
inherent to that style, so we look for those. I don’t want to build Willamsburg; that’s not our goal, so we 104 
want some updates, we want creativity but we also have certain patterns that we want and certain builders 105 
thrive in certain architectural styles but that’s how we judge them, that plus all the architectural standards 106 
that we have. I was looking at some commercial plan elevations today and was critiquing the ease of the 107 
buildings and its stuff that I never thought I would do. 108 
 109 
Mr. McNulty: It doesn’t surprise me because the last time when you talked about the commercial and 110 
about the signage and where you wanted that to be and it’s really some older styles that people aren’t 111 
walking up to you today, so you’re here to guide them in some of those directions and that same guidance 112 
is probably occurring with those homes as well. 113 
 114 
Mr. Griffin: Absolutely, but that’s why we have great town architects that understand the different styles. 115 
 116 
Mr. Eyerman: Our first town architect, Mike Watkins, and Mike is a brilliant architect, but if Mike had a 117 
problem he would take your plans as a builder and put a piece of tracing paper over it and redesign your 118 
entire house and he couldn’t redesign the house for you. 119 
 120 
Mr. Griffin: Just review them and say yes or no. 121 
 122 
Mr. Eyerman: Dave is our third town architect and is doing a really nice job. He still wants to get a little 123 
creative and I have to take his markers away but at the same time, as a designer, you have to be creative 124 
as part of your being, and David when he gets in there we let him go for a little bit but we’re very much 125 
reviewing and approving the criteria, the architectural standards which are in Section 4, they’re a very 126 
general approach and the design criteria we use are far more restrictive and far more geared towards 127 
architectural criteria per architectural style. One of the things I’m thinking about this text, the Township 128 
doesn’t issue a zoning permit until the town architect’s approval letter. Now we’re adding don’t issue 129 
occupancy permits until the architect’s approval letter. 130 
 131 
Mr. McNulty: I think that’s really awesome. Now when this is finished, your finger prints will be on and 132 
you’ll look through and say this is ours. I’m sure you’ve thought about the future when all those things 133 
were written up. How long can you maintain it? Can you maintain it for the next 50 year after you guys 134 
are gone? Evans Farm to the level that you’ve built and the criteria of your town architects and everything 135 
you’ve created here? 136 
 137 
Mr. Griffin: How long will the people maintain their homes.  138 
 139 
Mr. McNulty: That’ the other point. You never know what happens, here’s your zoning code. 140 
 141 
Ms. Trebellas: They have design guidelines that stay with the community. 142 
 143 
Mr. Griffin: Once it’s all build out; is that where you’re going? 144 
 145 
Mr. McNulty: Yes. 146 
 147 
Mr. Griffin: Even if there’s some lots left, the HOA will have our guidelines and you’ll have neighbors 148 
who will make sure and the HOA will have to approve. Even an addition. That’s part of our thing. 149 
Additions, fences, everything to us, so the HOA will run that, they’ll make sure it stands. 150 
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 151 
Ms. Trebellas: The design guidelines stay with the community.  152 
 153 
Mr. Griffin: Even cutting grass and things like that. 154 
 155 
Mr. McNulty: I’m just checking details. You guys have gone over and above. 156 
 157 
Ms. Trebellas: And because you have design guidelines, they maintain the architectural standards, not the 158 
Zoning Commission. 159 
 160 
 Mr. Eyerman: We had the potential in this particular application, if we didn’t care and we weren’t 161 
diligent about it, to blow up and all the residents could have come after us. Anytime you change, whether 162 
it’s good or bad, change causes reaction but we met with just about every resident in the community. 163 
 164 
Ms. Trebellas: Say for example, the HOA wants to change the design guidelines. Can that happen, how 165 
would that happen? I think that’s what Dennis is getting at. 166 
 167 
Mr. Griffin: They can’t once they’re in because they have to have 100% of the residents ok it and there’s 168 
no way you can get 100% of anybody. If it was something that seriously needed to be changed, they 169 
wouldn’t get 100% of the residents to ok it.  170 
 171 
Mr. Pychewicz: I have one question on the map regarding the duplex proximity plan. You guys have 172 
already kind of answered this but say later down the road there is some interest in the duplexes and you 173 
have a specific amount of people you know will buy them, whatever procedure dictates where you build 174 
these, it’s up to 100 lots. Say you build the first 20 or 30, are you going to reserve those lots around there 175 
for the potential of expansion if there’s more interest later on or how is that going to be handled? The only 176 
reason I’m asking is I think Christine alluded before, what happens if you build out so many and you’re 177 
still under that 100 and you get some other houses sprinkled in. Is it potentially going to split into separate 178 
sections or will it be isolated in one area? 179 
 180 
Ms. Trebellas: I don’t want the duplexes here and there. 181 
 182 
Mr. Griffin: You couldn’t do that. You couldn’t sell a lot for a $700,000 home next to a duplex, so you 183 
have to have areas where, when and if we do it, and find a market that lends itself to it, we’ll have to go in 184 
and take a little area that’s duplexes.  185 
 186 
Ms. Boni: And if it changes the area, they’d have to come back. 187 
 188 
Ms. Trebellas: So what you’ve shown us is just the general area even though that’s more than 100 lots? 189 
 190 
Mr. Eyerman: Yes, that’s 2-1/2 times the amount. 191 
 192 
Ms. Trebellas: So 1/3 of this area might be duplexes?  193 
 194 
Mr. Eyerman: When we presented it the first time, we were talking about Como Street off High Street and 195 
everyone who is familiar with that area knows there are duplexes down that street. However, mixed in 196 
there with the same architectural style and same scale are single family, so it’s all relatively the same 197 
architectural styles to complement one another. So even if a duplex cluster is next to  a single family, our 198 
goal is that you’re really not going to be able to tell the difference unless you’re counting front doors. 199 
Even in Clintonville where Como is, whatever that architectural style is, there are a number of instances 200 
where there are two front doors on a single family house because one leads to the front access and the 201 
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other is off the living or family room. Our intention is we are clustering them; however architecturally 202 
they’re still going to be very compatible in sale, style and everything. 203 
 204 
Mr. Pierce: That was the intent of my original question because I thought when you originally came you 205 
talked about proximity and location and they were all in this area but it looks like you kind of spread them 206 
around. 207 
 208 
Mr. Eyerman: We basically came around that whole commercial area. 209 
 210 
Ms. Trebellas: That brown area is all commercial so that duplex area is adjacent to commercial. 211 
 212 
Mr. Eyerman: When we planned Evans Farm originally, the Lewis Center commercial area has worked 213 
out as well as we could possibly imagine, but townhomes that separate the commercial and apartments 214 
from the single family, and those townhomes make a great transition for the duplexes around the oval 215 
commercial. We’re going to make that same transition between the commercial, multi-family and single 216 
family. That’s part of the reason we came around basically from 9:00 until 6 just as kind of a thin band 217 
that goes all the way around; we don’t known at this point. 218 
 219 
Mr. Pierce: When you think of cluster, is there a minimum cluster? 220 
 221 
Mr. Griffin: Not too few and not too many. Once we start looking at the architecture and stuff, but you’re 222 
right, you can’t have too little and you can’t have too many because it’s a delicate balance we’ve done 223 
throughout this process.  224 
 225 
Mr. Pierce: Who handles the HOA right now? 226 
 227 
Mr. Griffin: We do.  228 
 229 
Mr. Pychewicz: I do appreciate the visual, like the map you have created, that helps us define it and to be 230 
able to see it visually for anyone that might have a hard time. 231 
 232 
Mr. Eyerman: The pages behind the proximity plan, the landscape spreadsheet, those street trees and the 233 
lighting are past approved documents that needed to be in there. The fascinating thing to me, the original 234 
zoning was approved in 2016 and the company who provided the light doesn’t make that light any more 235 
but they make one that’s in there. They changed the numbers is what I suspect that they did. In five years 236 
or so, the quality of the light fixture and lenses go up, so that’s why they changed it, I’m sure. But we like 237 
those lights so we’re going to use those until we come back to change them but I don’t see that 238 
happening.  239 
 240 
Ms. Trebellas: I don’t think we have any issue with the light fixture; it’s similar. I know we’ve had 241 
discussions in the past about the Kelvin range. As long as the height, style… 242 
 243 
Mr. Eyerman:  I believe the Kelvin ranges are still in there. 244 
 245 
Ms. Trebellas: It’s still in there; I just checked. That’s been an issue for the Township in the past and I 246 
think it’s becoming even more so. 247 
 248 
Mr. Eyerman: We’ve worked out tails off to get that range and the Township really weighed in on that 249 
too. 250 
 251 
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Mr. Pierce; Refresh my memory, you have provided the Township with your guidelines and I know you 252 
have your proprietary. 253 
 254 
Mr. Eyerman:  We have provided the digital files to staff. We would be happy to provide to the Zoning 255 
Commission.  256 
 257 
Ms. Trebellas: We just want to make sure they exist. 258 
 259 
Mr. Pierce; To make sure they exist but if a resident wants to see them, I guess they would come and see 260 
you. 261 
 262 
Mr. Eyerman: They could.  263 
 264 
Mr. Pierce: If they wanted to see them from here, they could make a public records request. 265 
 266 
Ms. Boni: We would refer them to the development text that references the architectural guidelines and 267 
they can contact Evans Farm directly on that. 268 
 269 
Mr. Eyerman: A lot of our residents have asked and all of our builders have them and most of them are 270 
involved in the building process with the architects and builders, so they all have them. We’ve updated 271 
them once because the back part of the book identifies where houses need to sit on the lot, where the 272 
doors, garage doors and access, so even where they sit on a global scale right now, Phase 3 we have a 273 
general idea where all the garages are going to be located, where the houses are going to be located, what 274 
side to the front, what side to the to the front on a corner lot. And it’s important stuff like that, and it 275 
doesn’t seem real important yet, but it becomes a seamless issue at that point. We’ll be updating at least 276 
the regulating plan. I don’t think there’s much in the text that we really need to address right now but it’s 277 
always great fun to walk through Evans Farm with architects who know what they’re doing, even if 278 
they’re not involved, because they have a vision, they have an insight and are far more familiar with that 279 
than we are and listen to their input. Their input always has a different dimension, it becomes more rich as 280 
it continues to grow. The people in Phase 1, the quality of the design is probably the least best because the 281 
quality of the design criteria just gets a little bit richer, a little bit better each time. Now Phase 1 houses 282 
are awesome, so even so, there’s a richness as you grow into it, and I’m looking forward to seeing that as 283 
we keep going. 284 
 285 
Mr. Pierce; Will you update those as necessary, once a year? 286 
 287 
Mr. Eyerman: It’ll probably be every couple of years. 288 
 289 
Ms. Trebellas: I was reading through some of the text, and there are still some typos, so I don’t know how 290 
we generally address them.  291 
 292 
Mr. Eyerman: If you would pass them on the staff, we will address those as we make the amendments. 293 
 294 
Ms. Boni; I think we noticed a couple too. It doesn’t change the content of the text. 295 
 296 
Ms. Trebellas; Just make sure the final copy doesn’t have them so someone doesn’t come back 10 years 297 
from now and try and re-word what was actually meant. 298 
 299 
Mr. Eyerman: In year past, we’ve always taken comments from the Zoning Commission, the conditions, 300 
and incorporated them into the text, so I’d love to get rid of those other 2 conditions, so if you want to 301 
give staff the typos. 302 
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 303 
Ms. Boni: What if we added a condition to review text for any typos?  304 
 305 
Ms. Trebellas: That’s fine just as long as you’re aware they’re there.  306 
 307 
Ms. Boni: I just want to note and so you are all aware that Brett and I did go through page by page of the 308 
original text and compared it to the revised text and made sure all the standards that were in place from 309 
2016 on are still in here today. With some of the changes that were discussed and housing types, 310 
everything remains the same and staff is comfortable with moving forward.  311 
 312 
Mr. Eyerman: Back in November of last year, the Trustees brought this forward that we needed to amend 313 
this to make it more clear and concise, and at that moment they kind of looked at Michele. Michele with 314 
the insight and input as we’ve gone through has been tremendous. It would not be as good of a book 315 
without the input and direction from Michele and Brett.  316 
 317 
MOTION TO RECOMMEND APPROVAL OF ZONING APPLICATION #ZON-21-05 318 
REGARDING EVANS FARM PCD. 319 
 320 
MOVED by Mr. McNulty to recommend to the Board of Township Trustees the approval of Zoning 321 
Application #ZON-21-05 of Evans Farm Land Development Company LLC, requesting the amendment of 322 
the currently effective development plan for Evans Farm Planned Commercial District (PCD) (applications 323 
#15-0104, #ZON-16-02, #ZON-18-05, and #ZON-20-02), 324 
 325 
FURTHER MOVED, that this recommendation is for amendment in accordance with the changes to the 326 
Development Text submitted by the applicant, the pages of which are stamped RECEIVED with ORANGE 327 
TWP. ZONING above and SEPTEMBER 22 2021 superimposed over RECEIVED by Orange Township 328 
Zoning,  329 
 330 
FURTHER MOVED that all portions of the previously approved application and Development Plan of 331 
Application #15-0104, as modified by Applications #ZON-16-02, #ZON-18-05, and #ZON-20-02, 332 
superseded in its entirety and shall not continue in full force and effect. 333 
 334 
Seconded by: Mr. Pierce 335 
 336 
VOTE: Pychewicz - Yes; McNulty - Yes; Trebellas - Yes; Pierce - Yes; Harris – Absent 337 
 338 

Statement of Stipulations 339 
 340 

Re: Zoning Application #ZON-21-05 of BZ Evans and requesting the amendment of Application #15-341 
0104, as modified by Applications ZON-16-02, ZON-18-05, and ZON-20-02 342 

  343 
NOTE: All of the following items are to be addressed prior to the Trustees’ consideration of this 344 

zoning application. 345 
 346 

1. The temporary realtor signage language to be included in the signage matrix. 347 
2. The ‘interesting signage’ language on page 13 is removed. 348 
3. Specifying rear lot setbacks for lots not serviced by alleys. 349 
4. Review development text for any typos.  350 

 351 
 352 
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MOTION TO RECOMMEND APPROVAL OF ZONING APPLICATION #ZON-21-06 353 

REGARDING EVANS FARM SFPRD. 354 

 355 

MOVED by Mr. Pierce to recommend to the Board of Township Trustees the approval of Zoning 356 

Application #ZON-21-06 of Evans Farm Land Development Company LLC, requesting the 357 

amendment of the currently effective development plan for Evans Farm Single Family Planned 358 

Residential District (SFPRD) (applications #15-0105, ZON-17-07, ZON-19-03, and ZON-21-359 

04), 360 

 361 

FURTHER MOVED, that this recommendation is for amendment in accordance with the 362 

changes to the Development Text submitted by the applicant, the pages of which are stamped 363 

RECEIVED with ORANGE TWP. ZONING above and SEPTEMBER 22 2021 superimposed 364 

over RECEIVED by Orange Township Zoning,  365 

 366 

FURTHER MOVED that all portions of the previously approved application and Development 367 

Plan of Application #15-0105, as modified by Applications #ZON-17-07, ZON-19-03, and ZON-368 

21-04, are superseded in its entirety and shall not continue in full force and effect. 369 

 370 

Seconded by: Ms. Trebellas 371 

 372 

Ms.  Boni: Just for the record, the four stipulations are the same as the ones for the 373 

recommendation of ZON-21-05j 374 

 375 

Vote on Motion: Mr. Pychewicz-yes, Mr. McNulty-yes, Ms. Trebellas-yes, Mr. Pierce-yes, Ms.  376 

Harris – Absent   377 

Statement of Stipulations 378 

 379 

Re: Zoning Application #ZON-21-06 of BZ Evans and requesting the amendment of 380 

Application #15-0105, as modified by Applications ZON-17-07, ZON-19-03, and ZON-381 

21-04 382 

  383 

NOTE: All of the following items are to be addressed prior to the Trustees’ consideration of 384 

this zoning application. 385 

 386 

5. The temporary realtor signage language to be included in the signage matrix. 387 

6. The ‘interesting signage’ language on page 13 is removed. 388 

7. Specifying rear lot setbacks for lots not serviced by alleys. 389 

8. Review development text for any typos.    390 

 391 
 392 
Ms. Boni: Since Adam and Christine were out last meeting, we did talk about the minutes and we’re 393 
going to attempt moving forward, so we’re going to do a journal entry form similar to the Trustees. We’re 394 
going to test that with the organizational meeting we had last week but according to our legal counsel we 395 
really don’t have to do word for word as we would have our audio as our official record of the minutes. It 396 
just takes a lot of staff time and we’re just trying to simplify it and make sure we capture all the key 397 
points. 398 
 399 
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Ms. Trebellas: Does the same apply to the BZA or is it just the Zoning Commission meeting minutes?  400 
 401 
Ms. Boni: BZA we do have to have minutes since it is a judicial setting; this is only for Zoning 402 
Commission.  403 
 404 
Meeting adjourned 7:50 p.m. 405 
Minutes prepared by Cindy Davis, Zoning Secretary 406 
 407 
 408 
 409 
 410 
 411 
 412 
 413 
 414 
 415 
 416 
 417 
 418 
 419 
 420 
 421 
 422 
 423 
 424 
 425 
 426 
 427 


