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Franklin County Board of Zoning Appeals 
Michael J. Dorrian Building 

369 South High Street  

1st Floor, Commissioners Hearing Room  

Columbus, OH 43215 

 

Monday,  April 20, 2026  

1:30 

 

1. Call to Order (Chair) 

2. Call roll for board members (Planning Admin Assistant) 

a. Acknowledgement of Quorum 

b. Identification of Absent Members 

3. Introduction of staff (Planning Administrator) 

4. Approval of minutes from the March 16, 2026, meeting 

a. Motion to Approve Minutes (Chair) 

b. Discussion of Minutes 

c. Roll Call on Vote to Approve Minutes (Planning Admin Assistant) 

d. Swearing in of staff (Attorney)  

 

  5.     Old Business 

i.   Administrative Matter:  VA-4160 Austin Workman  

Owner/Applicant: 

Township: 

Site: 

Acreage: 

Utilities: 

Zoning: 

Request:   

Heather Koontz / Leo Neal Jr.   

Clinton Township  

2084 Albert Ave. (PID #130-003487)  

0.12-acres  

Public water and wastewater   

Rural (R)  

Requesting a Variance from Section 302.041(c) of the Franklin 

County Zoning Resolution to allow the site to exceed the maximum 

lot coverage allowed in an area zoned as Rural (R). 

a. Swear in Staff (Attorney) 

b. Staff Presentation 

c. Request for Applicant Presentation (Chair) 

d. Swear in Applicant (Attorney) 

e. Applicant Testimony 

f. Call for Motion to Accept Staff’s Report and Presentation and 

Applicant Testimony into Record (Chair) 

g. Roll Call on Motion / Vote (Planning Admin Assistant) 

h. Call for Motion to Recommend Approval (Chair) 

i. Roll Call on Motion / Vote (Planning Admin Assistant) 

j. Call for Motion on Findings of Facts (Chair) 
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k. Roll Call on Motion/Vote (Planning Admin Assistant) 

6.     New Business:  

i. VA-4161     

Owner/Applicant: 

Township: 

Site: 

Acreage: 

Utilities: 

Zoning: 

Request:   

Crystal and Timothy Scott/Judith Rieser Edwards LLC 

Pleasant Township 

7783 Opossum Run Rd. (PID #230-003289) 

25.661-acres 

Private water and wastewater  

Rural (R)  

Requesting a Variance from Section 650.162 of the Franklin County 

Zoning Resolution to extend a driveway and regrade in the Riparian 

Setback. 

   a.    Swear in Staff (Attorney) 

b. Staff Presentation 

c. Request for Applicant Presentation (Chair) 

d. Swear in Applicant (Attorney) 

e. Applicant Testimony 

f. Call for Motion to Accept Staff’s Report and Presentation and 

Applicant Testimony into Record (Chair) 

g. Roll Call on Motion / Vote (Planning Admin Assistant) 

h. Call for Motion to Recommend Approval (Chair) 

i. Roll Call on Motion / Vote (Planning Admin Assistant) 

j. Call for Motion on Findings of Facts (Chair) 

k. Roll Call on Motion/Vote (Planning Admin Assistant) 

 

ii. CU-4162  

Owner/Applicant: 

Township: 

Site: 

Acreage: 

Utilities: 

Zoning: 

Request:   

Brittany Gibson/Adam Ellis 

Brown Township  

3200 Walker Rd. (PID #120-000506) 

5.25-acres 

Private water and wastewater  

Rural (R) 

Requesting a Conditional Use per Section 511.03 of the Franklin 

County Zoning Resolution in an area zoned Rural (R). 

a.    Swear in Staff (Attorney) 

b. Staff Presentation 

c. Request for Applicant Presentation (Chair) 

d. Swear in Applicant (Attorney) 

e. Applicant Testimony 

f. Call for Motion to Accept Staff’s Report and Presentation and 

Applicant Testimony into Record (Chair) 
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g. Roll Call on Motion / Vote (Planning Admin Assistant) 

h. Call for Motion to Recommend Approval (Chair) 

i. Roll Call on Motion / Vote (Planning Admin Assistant) 

j. Call for Motion on Findings of Facts (Chair) 

k. Roll Call on Motion/Vote (Planning Admin Assistant) 

 

6.     Call for Motion to Adjourn of Meeting to May 18, 2026, (Chair) 

                a.     Roll Call on Motion/Vote (Planning Admin Assistant) 

  

          

 

   

 
 
 



MINUTES OF THE FRANKLIN COUNTY
BOARD OF ZONING APPEALS 

Monday, March 16, 2026

The Franklin County Board of Zoning Appeals convened in regular session on Monday, March 16, 
2026, at 1:30 p.m. in the Commissioners Hearing Room, First Floor, 369 South High Street, Columbus, 
Ohio.

 Chairman Christopher Baer called the meeting to order and requested a roll call.
Members present were Christopher Baer, Nancy Hunter, Glenn Taylor, and Joe Martin. A quorum was 
declared. Staff present included Raimere Fitzpatrick, Kayla Johnson, Sean Karns, Austin Workman, and 
Tamara Ennist of the Franklin County Economic Development and Planning Department.
Also present were Assistant Prosecuting Attorneys Adria Fields and Devin Bartlett.

The Chair called for a motion to approve the minutes from the February 17, 2026 meeting. Mr. 
Martin moved for approval, seconded by Mr. Taylor. Upon roll call, all members voted in

favor, and the minutes were approved.

The Board proceeded to New Business, beginning with Variance Application VA-4159 for property 
located at 3599 Harrisburg–Georgesville Road. The applicant, represented by Aleksandr Yakhnitskiy on behalf 
of the property owner, requested variances from Sections 650.162(A) and 650.162(B) of the Franklin County 
Zoning Resolution to permit construction of a new residence within a riparian setback area. Planning staff 
presented the case, noting that the property consists of approximately five acres zoned Rural and was 
previously developed with a residence constructed in 1973. A riparian setback was established in 2008, and 
unpermitted demolition occurred in 2025, resulting in a code violation. Staff reviewed the site plan, 
surrounding land uses, and the Pleasant Township Comprehensive Plan, concluding that the proposal was 
generally consistent with planning recommendations.

A mitigation plan had been submitted and approved by the Franklin Soil and Water Conservation 
District, with implementation required within one year of zoning compliance approval. Staff evaluated the 
request against the use variance criteria and determined that the property’s unique characteristics, including the 
riparian setback, limited feasible development options. Staff recommended conditional approval, subject to 
implementation of the approved mitigation plan.

The applicant’s representative confirmed that the majority of mitigation improvements, including tree 
plantings, had already been completed, with remaining work pending seasonal conditions. No additional 
testimony or evidence was presented, and no members of the public spoke for or against the application.
The Chair moved to admit the staff report, presentation, and testimony into the record. The motion was 
seconded by Mr. Martin and approved unanimously. Following discussion, Ms. Hunter moved to approve 
Variance Application VA-4159 with the staff condition. The motion was seconded by Mr. Martin and 
approved unanimously by roll-call vote.

The Board then considered Variance Application VA-4160 for property located at 2084 Albert Avenue. The 
applicants, Heather Koontz and Leo Neal Jr., requested a variance from Section 302.041(C) to permit 
increased lot coverage associated with a widened driveway exceeding allowable standards.
Planning staff presented the case, explaining that the 0.12-acre property, zoned Rural, contained a residence 
constructed in 1920. The driveway had been widened without permits between 2018 and 2019, prior to the 
current owners’ purchase in 2023. The property had previously received conditional approval under Variance 
Application VA-4148 in 2025, which required reduction of driveway width to achieve 30 percent lot coverage. 
Subsequent amendments to the Zoning Resolution now permitted up to 35 percent lot coverage for similarly 
situated nonconforming lots; however, the current proposal would result in approximately 43 percent lot 
coverage.



Staff outlined concerns regarding excess lot coverage, stormwater runoff, neighborhood character, and 
compliance with Franklin County Engineer regulations governing driveway width within the right-of-way. 
Staff concluded that practical difficulty had not been demonstrated and recommended denial of the variance.

The Board engaged in extensive discussion with staff regarding prior approvals, zoning changes, and 
the applicant’s request. It was noted that the previously approved site plan required reduction of impervious 
surface area, and the current request sought to retain existing conditions exceeding both prior approvals and 
current standards.

The applicant, Mr. Neal, provided testimony explaining the intent to improve the property for 
residential use, including construction of a garage and maintaining hard-surface areas for accessibility and 
safety. He stated that the driveway condition predated the current ownership and emphasized the functional 
need for a paved area near the front porch. The applicant requested that the Board allow the existing concrete 
to remain and grant the additional lot coverage variance.
Following the applicant’s testimony, members of the Board questioned the necessity and extent of the 
requested variance, particularly regarding the existing concrete area at the front of the residence and whether a 
reduced driveway width or alternative design—such as a sidewalk or smaller paved area—could reasonably 
address the applicant’s stated concerns.

Discussion focused on the prior approval granted under Variance Application VA-4148, the applicant’s 
commitments at that time to reduce impervious surface area, and the subsequent request to retain conditions 
exceeding those previously approved. Board members also discussed the impact of the additional lot coverage 
at the front of the property, including potential stormwater runoff, traffic safety considerations related to the 
right-of-way, and overall residential character of the neighborhood.

Staff reiterated that while recent amendments to the Zoning Resolution allow up to 35 percent lot 
coverage for similarly situated nonconforming lots, the applicant’s request for approximately 43 percent lot 
coverage exceeded that threshold and represented a deviation from both current standards and prior 
Board-approved conditions. Staff further emphasized that the location of the additional impervious surface at 
the front of the property, rather than the rear, contributed to their recommendation for denial.
The applicant acknowledged the Board’s concerns and indicated a willingness to consider minor reductions to 
the driveway width; however, he maintained that the existing paved area provided functional and practical 
benefits for residential use, including accessibility, snow removal, and outdoor usability.

At the conclusion of testimony and discussion, the Chair confirmed that all relevant evidence had been 
presented. The Board proceeded toward deliberation on Variance Application VA-4160; however, no official 
action or decision of approval or denial was made. A motion was made at the applicant’s request to continue 
the application until the April 20, 2026, meeting.

There being no further business, Chair Baer moved to adjourn the meeting until April 20, 2026. Mr. 
Taylor seconded. The motion was approved by voice vote. The meeting adjourned at 3:48 p.m.

The minutes of the March 16, 2026, Franklin County Board of Zoning Appeals were approved 
this ___________ day of ______________, 2026.

_________________
Chair’s Signature 
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STAFF REPORT 
Board of Zoning Appeals 

April 20th, 2026 
 

Case: VA-4160 
Prepared by: Austin Workman 

 
I. Summary  

Owner/Applicant: 
Township: 
Site Location: 
Acreage: 
Utilities: 
Zoning: 
Request: 
 
 
 
Recommendation: 

Heather Koontz / Leo Neal Jr. 
Clinton Township 
2084 Albert Avenue (PID#130-003487) 
0.12- acres 
Public water and wastewater 
Rural (R) 
Requesting a Variance from Section 302.041(c) of the Franklin County 
Zoning Resolution to exceed lot coverage in an area zoned Rural (R) to 
allow a 29-foot-wide driveway. 
 
Staff recommends Denial of the Variance from Section 302.041(c). 

 
II. Property Background/History 

 
The property is located on the north side of Albert Ave, and 195 ft east of Westerville Road. It is part of 
lot one (1) of the Minerva M. and Everal G. Burwell Subdivision.   
 
The following is a summary of the development and permit history of the parcel: 

• 1920 – House constructed 
• 1922 – Minerva M. and Everal G. Burwell Subdivision established  
• 2018-2019 – non permitted driveway expansion / parking pad constructed 
• 2023 – current owners acquired property  
• 2023-2025 – Code violations, zoning permits and building permits pulled 

o See Permit History Page for all permits and code violations.  
• 2025 – VA-4148 was approved with conditions subject to the removal of the parking 

pad/extended driveway  
o Variances from Sections 302.041(C), 302.043, and 302.044 

  
III. Surrounding Land Use/Zoning  

Location Jurisdiction Zoning Land Use 
North Clinton Twp Community Service (CS) with Smart Growth 

Overlay (SGO) 
Automobile sales and 

repairs 
South Clinton Twp Community Service (CS) with Smart Growth 

Overlay (SGO) 
Commercial Warehouse 

East Clinton Twp Rural (R)  Vacant 
West Clinton Twp Rural (R) Single-Family home 

 
 
 
 



IV. Comprehensive Plan 
The Clinton-Mifflin Land Use Plan (2009) recommends the property be used for Light Industrial plus 
Office. Allowed uses include office, industrial, storage and warehousing. The recommended zoning for 
these uses is the Suburban Office (SO) district, Limited Industrial (LI) District, and the Restricted 
Industrial (RI) District. 
 
 
Franklin County Zoning Resolution Review 
Variance from Section 302.041(c)– Lot Coverage: 
Approval of VA-4148 permitted the property to have up to 30% coverage.  
Applicant is requesting  34.3% lot coverage by reducing the existing 40 ft wide driveway to be ±29 ft.  
However, the applicants proposed site plan shows a lot coverage of ±30.5% 

• Approval of VA-4148 authorized a lot coverage of 30% where 20% was allowed by the Rural 
(R) district. The approval was subject to the reduction of width of the driveway as shown on the 
approved variance site plan. The approved site plan showed that the existing 40 ft wide driveway 
would be reduced to 9ft in the first 25 ft of depth into the property. 

• The applicant is now requesting to reduce the driveway by 11 feet where the approved variance 
site plan showed a reduction of 31 feet. 
 

 
Note:  
Section 531.042(1) – Residential  Driveways:  only permits a maximum driveway width of 18 ft and each 
additional foot after 18 ft is considered a residential parking facility. A variance would need to be 
approved to allow a driveway of ±29 feet at the property line where 18 feet is permitted.  
 
Section 531.014(2)(a) – Parking Facility Setback: Requires residential parking facilities to be setback 
from all properties lines a minimum of three (3) ft.     
 
 

V. Technical Review Committee Agency Review 
 

The case was referred to the informal Technical Review Committee for comments on February 18th, 2026.   
  
The following comments were provided by the respective Technical Agencies: 
1) FCEO: The existing driveway width in the public right of way is approx. 40-42' and was widened to 

its current condition without a permit. Franklin County Access Management Regulations allow for a 
maximum of 24' for residential two-way driveways. The applicant can remove the excess pavement 
within the right of way to meet the maximum allowable width, or they can apply for a variance with 
the Engineer's Office as outlined in the Access Management Regulations Section 3.6. 

 
VI. Area Variance Review Criteria  

Section 810.041(b) – Area Variance: 
The Board of Zoning Appeals shall authorize a request for an area variance where the applicant 
demonstrates the existence of a practical difficulty in the use of the property. In determining whether a 
practical difficulty exists, the Board of Zoning Appeals shall consider and weigh the following factors, 
among others when appropriate, to determine if practical difficulties exist: 
 
 
 
 
 



1) Whether the property in question will yield a reasonable return or whether there can be any 
beneficial use of the property without the variance; 
a) Applicant’s Response/Summary:  

The applicant answered by answering “No.” 
 

b) Staff’s Response  
Staff disagrees with applicant and believes the property can have beneficial uses without the 
variance. 

 
 

2) Whether the variance is substantial; 
a) Applicant’s Response/Summary:  

The applicant answered by stating that approval of the variance will exceed the maximum lot 
coverage by 23% 
 

b) Staff’s Response  
The conditional approval of VA-4148 allowed the maximum lot coverage of this property to be 
30%. In this context, staff does not believe the variance to be substantial. 
 

 
3) Whether the essential character of the neighborhood would be substantially altered or adjoining 

properties would suffer a substantial detriment as a result of the variance; 
a) Applicant’s Response/Summary:  

The applicant does not believe the Variance would substantially alter the character of the 
neighborhood 
 

b) Staff’s Response  
The staff disagrees with the applicant and believes the existing neighborhood would be 
substantially altered by the approval of this Variance. The existing/proposed driveway is a total of 
29 ft wide, where 18 ft is the maximum width of residential driveways allowed per section 
531.042(1). Additionally, the Franklin County Engineers Department allows maximum 
residential driveway width of 24 ft at the right-of-way. This 29ft wide driveway will be the widest 
in the neighborhood and could make the property appear more commercial than residential.   
 
 

4) Whether the variance would adversely affect the delivery of governmental services (e.g. water, sewer, 
garbage); 
a) Applicant’s Response/Summary:  

Applicant does not believe the Variance would adversely affect the delivery of governmental 
services. 
 

b) Staff’s Response  
Staff agrees with the applicant and does not believe the Variance would adversely affect the 
delivery of governmental services. However, the width of the driveway may cause storm water 
runoff/drainage issues for neighboring properties.  
 
 
 
 
 
 
 



5) Whether the property owner purchased the property with knowledge of the zoning restriction; 
a) Applicant’s Response/Summary:  

The applicants stated that the property owner bought the property with no knowledge or any 
issues involving the zoning regulations.  
 

b) Staff’s Response  
The property owner may not have known about the zoning restrictions at the time of purchasing 
the property. However, staff has informed the property owner of the lot coverage requirements 
since 2023 in connection with multiple zoning compliance submissions, violations letters, and the 
Variance application (VA-4148) that was conditionally approved in September of 2025. The 
property owners have been informed of the zoning restrictions which allows minimal additional 
developments to occur on the property even with the removal of prior existing accessory 
structural improvements.   
 
 

6) Whether the property owner’s predicament feasibly can be obviated through some method other than 
a variance; and 
a) Applicant’s Response/Summary:  

The applicant answered “No”. 
 

b) Staff’s Response  
Staff disagrees with the applicant and believes the property owners can obviate their predicament 
by reducing the width of the driveway per the previous variance approval (VA-4148).  During the 
property owners last variance application, they indicated that they would remove the parking pad 
and reduce the driveway width to obtain approval. Additionally, the applicant would need to also 
get an approved variance from the Franklin County Engineers office to have their desired 
driveway width. The property owner could also remove three (3) ft between the parking facility 
and front property line. 
 
 

7) Whether the spirit and intent of the zoning requirement would be observed and substantial justice 
done by granting the variance. 
a) Applicant’s Response/Summary:  

The applicant answered “Due to the parking lots, commercial buildings with interspaced 
residential properties granting the Variance would have no negative impacts on the neighborhood 
and the variance would create a positive result in the spirit of the zoning resolution being 
observed. 
 

b) Staff’s Response  
Staff does not believe the spirit and intent of the zoning requirements will be observed nor a 
substantial justice done by approving this variance.  
 
 
 
 
 
 
 
 
 
 
 



 
VII. Recommendation: 

Staff does not believe a practical difficulty exists on the property. Additionally, if this Variance was to be 
approved, the applicant will need to get a variance from the Franklin County Engineers office for having a 
residential driveway that is wider than 24ft. Lastly, the previous approval (VA-4148) was contingent on 
the reduction of driveway width.  
 
Based on Staff’s Analysis, Staff’s recommendation is that the Board of Zoning Appeals denies a variance 
from Section 302.041(c) of the Franklin County Zoning Resolution to exceed lot coverage in an 
area zoned Rural (R) to allow a twenty-nine (29) foot wide driveway. 
 
The effect of denial is as follows: 

1. Driveway will need to be reduced in size in accordance with the approved site plan of the 
conditionally approved Variance case of VA-4148. 
 

However, the BZA may approve the Variance on Section 302.041(c) if applicants amend their proposed 
development plan to meet the minimum setback of three (3) ft from the front property line for a 
residential parking facility, with the following conditions: 

1. The concrete areas to be removed within 90 days of the approval of the Variance. 
 

VIII. Motion  
For your convenience, the following is a proposed motion: 
 
Proposed Motion for Request: 
__________________ moves to approve a variance from Section 302.041(c) of the Franklin County 
Zoning Resolution as outlined in the request for the applicant identified in Case No. VA-4160. 

 
Seconded by: ____________________________ 
 
Voting: 

 
Findings of Fact 
For your convenience, the following are proposed findings of fact: 
 
__________________ move that the basis for denying the applicant’s request for the variance from 
Section 302.041(c) of the Franklin County Zoning Resolution as outlined in the request for the applicant 
identified in Case No. VA-4160 results from the applicant failing to satisfy the criteria for granting a 
variance under Section 810.041(b). 
 

Seconded by: ____________________________ 
 
Voting: 
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Franklin County Application for
Board of Commissioners Zoning_Variance

I EGO 0 IC DEVELOP F TI oftheZo
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Property Information
Site Address 2084 Albert Ave

Parcel ID: 130-003487 Zoning District Rural (R)

Lot Acreage: 0.12 Township Clinton

Property Owner Information
Name Heather Koontz
Address 2084 Albert Ave

Columbus, OH 43224

Phone # 614-400-3045 Fax #

Email: Heatherkoontz8e6@gmail.com

Applicant Information I] same as property owner

Name Leo Neal Jr.

Address 5174 Schuykill

Columbus, OH 43220

Phone # 614-537-5698 Fax #

Email Lnealabco@woh.rr.com

Agent Information
Name Leo Neal Jr

Address 5174 Schuykffl

Columbus, OH 43220

Ptione# 614-537-5698 IF~
Email Lnealabco@woh.rr.com

Checklist

F] Completed Application

F] Fee Payment (checks only)

F] Auditors Map (&5’xl 1)

F] Site Map maxllxll)

F] Covenants and deed

F] Notarized signatures

F] Proof of water/wastewater supply

[] Copy of denied Zoning Certificate

F] Copy of denial letter

Water & Wastewater
Water Supply

F] Public (Central)

F] Private On-site)

F]Other

Wastewater Treatment

F] Public (Central)

F] Private On-site)

F]other

~o ~ecti~~ ~VE
ilng Reso ion

FEB052026
Franklin County Planning Department

Franklin County, OH

Case it VA~1~

DateFledO~/rJJ/~~

RecewedBY4~’~ k.if
Fee Paid~”)j~Q ~Q

Receqt Number~ ~

Hearing DateO3Jl~,,/~ ~

Technical Review O~/2LI/~ &

Zoning Compliance #

(revised 03.10.25)



Board of Commissioners
Application for

Page 2 of 7

Section: 302.041 (C)

Case#VA

Description: Lot exceeds allowable Impervious Area (43% of lot). A variance is required to leave in place the

Section concrete in front of the porch and to maintain the width of the driveway as it exists.

Description:

Section:

Description:

Remove existing roof on existing house and add second floor, add a two story 20’x24’ garage with 2 bedrooms and
bathroom above garage. Leave in place the existing concrete in front of the porch and leave the existing concrete
driveway as it now exists.

NOTE: To receive a variance, you must meet all the variance requirements in Section 810.04 of the Franklin
County Zoning Resolution. Your answers to the following questions will help the Board of Zoning Appeals
determine whether you meet the requirements for a variance. If you don’t answer the questions, we will
consider your application incomplete.

1. Are there special conditions or circumstances applying to the property involved that do not generally apply to other properties in
the same zoning district.

Historical records show that the house and detached garage were built in 1958 before any building code was in affect.
The old garage was demolished in 2023. No other special conditions exist.

* Franklin County
Zoning Variance

11 ~ ECONOMIC DEVELOPMENT Pursuant to Section 810
I~I - oftheZoningResolution

~ & PLANNING

(revised 03.10.25)



Franklin County Application for
Board of Commissioners Zoning Variance

~ ECONOMIC DEVELOPMENT Pursuantto Section 810
I I of the Zoning Resolution

.1803 &PLANNING Page3of7

Case#VA

2. That a literal interpretation of the requirements of this Zoning Resolution would deprive the applicant of rights commonly
enjoyed by other properties in the same Zoning District under the terms of the Zoning Resolution.

Adjacent property to the west appears to be on a non conforming lot. The adjacent lot on the east side is vacant so
~

3. That the special conditions and circumstances, listed under question #1, do not result from any actions of the applicant.

The special conditions noted in question were not related to the current owner.

4. That approving the variance requested will not grant the applicant any special privilege that is denied by this Zoning Resolution
to other lands or structures in the same Zoning District.

The neighborhood is comprised of commercial buildings, parking lots along with interspaced residential
propemesand~

5. Would granting the variance adversely affect the health or safety of persons residing or working in the vicinity of the proposed
development, be materially detrimental to the public welfare, or injurious to private property or public improvements in the
vicinity?

Because the neighborhood contains a mixture of commercial property parking lots and some residential non

conforming parcels, the additional impervious area would have no adverse affect of any kind on the
neighhö~hoöd.

6. Can there be any beneficial use of the property without the variance?

No.

(revised 03.10.2S)



Franklin County Application for
Board of Commissioners Zoning Variance

~ ‘~ ECONOMIC DEVELOPMENT Pursuant to Section 810
I I I of the Zoning Resolution

1803 &PLANNING Page4of7

Case#VA

7. How substantial is the variance? (i.e. 10 feet vs. 100 feet - Required frontage vs. proposed)

The imp~vious area contained on the property exceeds the allowable amoun~y no more than 23%.

8. Would the essential character of the neighborhood be substantially altered or would the adjoining properties suffer substantial
harm as a result of the variance?The character of the neighborhood would not be substantially altered

The character of the neighborhood would not be substantially altered and the adjoining property owners would

not suffer any harm from granting the variance.

9. How would the variance adversely affect the delivery of governmental services? (e.g., water, sewer, garbage, fire, police -

Verification from local authorities — i.e. fire might be required)

The variance would have no impact on delivery.

10. Did the applicant purchase the property with knowledge of the zoning restrictions?

The propertyownerboughtthepropertywithnoknowledgeofanyissueswiththepropertyiflregardtothezofling
~ffi~on.

11. Could the applicant’s predicament feasibly be obtained through some method other than a variance?

No.

12. Would the spirit and intent behind the zoning requirement be observed and would substantial justice be done by granting the
variance?

Due to the mix q~par1dngjo~, commercial buildi~g~yith inter aace al~
would have no negative impacts on the neighborhood and the variance would create a positive result in the spirit of
the zoiuiiigresolution.

.--

(revised 03.10.25)



* Franklin County Apphcation for
Board of Commissioners Zoning Variance

I A ~ ECONOMIC DEVELOPMENT ~
1803 & PLANNING /

Affidavlt**
hereby cerlfy that the facts. %tatefl~errls. and rfrrrmati~n preseided within this application forrrr are true arid ~zrrP,t y~ 4w bed A my frfriMnqq~. ann
hereby understand and certufy that any nuisrepresentatuon or ornusdiops of any information required in this appliratioru form may resuir urn ny app’rar~ri burr

delayen cur nicu~ apprcnseo by the County I hereby ertify that I have read and frufly understand all the nfo,rnatuon required en the application t~rn and all .eppler,nhirn
requu.reenq. ref the Fuaruilun County Zoning Itesolutuon. The affuant further acknowledges that a Certificate of.Zitninq (omplianre reay oily be issued ~ .‘r.
Variance within the period ref cure (1) year from the date of final approval by the Board of Zoning Appeals; if are approved Variarce teas riOt hen uSed wit oru
(11 year o~ its oats of Issuance, meaning there has not been active and substantial improvement to a property in accordance with a valid ‘Iariarrn, ~lwr. rim ./a,iarr,’
vhail eucpure aui(n turn work may commence or continue without either renewing the Variance or receiving a new Variance approval from the 8~ard ‘A “run,1 Ater,~’s:
accoroaruce with teuiron 810 of the Franklin Coanty Zoning Resolution,

Dat~//

~‘)r~ I’)c~)~
Date

Property Owner (signature must be notarized) Date

*Agent must provide documentation that they are legally representing the property owner.
**Approval does not invaltdate any restrictions and/or covenants that are on the property.

Applications may be delivered to 150 South Front Street, FSL Suite 10, Columbus, Ohio, 43215-7104, ATrN: Tre’ Wolf Planning
Project Coordinator. Forward any questions to the project coordinator at 614-525-3904 or Planning@franklincountyohiogov

~~ c~ kq L~,ciq&,’ k-ôbttfr~- ~n ~f t~-/~5
J JENNIFER BROWN

~ —. a’ Notary Public
~ State of Ohto

~3.i-~ .~ g’ My Comm. Expires
O~, “~ ~ r~’ November 25, 2027

(revised 03. 0.25)



The following chart provides a list of code violations and permits 
associated with the property that involve the current owner: 

 

Application Type Case # Proposal Decision 

Code Violation * 23-0072 Addition without 
permits 

Closed in May 2024 

Building Violation * 23-0068 Addition without 
permits 

No further action 

Residential Zoning 
Compliance * 

RZ-23-203 Rear two-story 
addition 

Denied – exceeded lot 
coverage, setbacks 

unmet 

Demolition Permit D-2023-
0038 

Detached garage 
demolition 

Closed 

Demolition Permit * D-2024-
0016 

Rear two-story 
addition demolition 

Issued 

Residential Zoning 
Compliance * 

RZ-24-366 Rear two-story 
addition 

Cancelled 

 

Residential Zoning 
Compliance 

RZ-25-021 Vertically expanded 
addition 

Approved with 
conditions 

Residential Zoning 
Compliance 

RZ-25-209 Attached garage Denied - exceeded lot 
coverage, setbacks 

unmet 

Items marked with an asterisk (*) are associated with the same project proposal 
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    Board of Zoning Appeals  

150 South Front Street, FSL Suite 10 Columbus, Ohio 43215-7104 

Tel: 614-525-3094 | Fax: 614-525-7155 | Development.FranklinCountyOhio.gov BZA Staff Report  

 

 

STAFF REPORT 
Board of Zoning Appeals 

April 20th, 2026 
 

Case: VA-4161 
Prepared by: Kayla Johnson 

 

I. Summary  

Owner/Applicant: 

Township: 

Site Location: 

Acreage: 

Utilities: 

Zoning: 

Request: 

 

 

 

Recommendation:   

Crystal & Timothy Scott 

Pleasant Township 

7783 Opossum Run Rd. (PID #230-003289) 

25.661 acres 

Private water and wastewater 

Rural (R) 

Requesting a Variance from Section 650.162 of the Franklin County 

Zoning Resolution to construct a driveway and complete grading in the 

Riparian Setback.  

 

Staff recommends conditional approval.  

 
 

II. Property Background/History 

 

[With any relevant zoning or subdivision history, describe the conditions of the site] 

 

The following is a summary of the development and permit history of the parcel: 

• In 2008, stream setback requirements (Big Darby Watershed) were adopted into the zoning 

resolution according to Ohio EPA requirements.  

• In between 2016 and 2018, various agricultural buildings were constructed on the lot north of the 

creek outside the Riparian Setback.  

• In 2023, the property owners obtained the lot.  

• In 2026, the property owners applied for the construction of a new residence located south of the 

creek which would extend the existing driveway though the creek and Riparian Setback for 

access to Opossum Run Road.  

 

III. Surrounding Land Use/Zoning  

Location  Jurisdiction  Zoning  Land Use  

North  Pleasant Twp. Rural (R) Agricultural 

South  Pleasant Twp. Rural (R) Agricultural 

East  Pleasant Twp. Rural (R) Single-family residential, Agricultural 

West Pleasant Twp. Rural (R) Single-family residential  

 

 

 

 

 



IV. Comprehensive Plan 

The Pleasant Township Comprehensive Plan (2009) recommends the site as an “Agricultural” land use 

category. The recommended zoning district is the Rural (R) zoning district. The category is recommended 

for agricultural and single-family residential land uses.  

 

The proposed development generally meets the recommendations of the Plan. 

 

Franklin County Zoning Resolution Review 
Variance from Section 650.162(b) – Dredging and Dumping: 

Drilling, filling, dredging, excavation or dumping of soil, other earthen material, spoils, liquid, 

or solid materials is prohibited except as permitted under this regulation. 

o A Variance is required for the associated grading to the driveway in the Riparian Setback.  

 

Variance from Section 650.162(d) – Driveways: 

Installation of roads or driveways is prohibited. 

o A Variance is required for the driveway extended through the Riparian Setback.  

 

V. Technical Review Committee Agency Review 

 

The case was referred to the informal Technical Review Committee for comments on March 18th, 2026.  

 

The following comments were provided by the respective Technical Agencies: 

1) Franklin Soil and Water Conservation District (FSWCD): Based on 400 square feet of impervious 

area proposed, there is 1,200 square feet of mitigation required for the lot. Add an appropriate label 

and location of the proposed mitigation to the site plan.  

 

2) Franklin County Engineer’s Office (Drainage): Identify the width of the driveway. If after including 

the driveway construction within the total disturbance and it exceeds an acre, an Ohio EPA NOI 

permit is required.  

 

3) Franklin County Planning Department: Show the proposed mitigation in the resubmitted zoning 

compliance site plan.  

 

VI. Use Variance Review Criteria  

Section 810.041(a) – Use Variance: 

The Board of Zoning Appeals shall only approve a request for a use variance where the applicant 

demonstrates an unnecessary hardship imposed on the property in the absence of the use variance. All of 

the following criteria must be met in order to demonstrate the existence of an unnecessary hardship: 

 

1) That the property in question has extraordinary physical characteristics that are unique to the 

property and that affect the use of the property for the purposes for which it is zoned; 

a) Applicant’s Response/Summary:  

Yes, the property is affected by the Riparian Setback.  

 

b) Staff’s Response  

The Riparian Setback and creek bisect a portion of the property. The extension of the driveway 

allows access to the developable portion of the southern 15.63 acres .  

 

 

 

2) That it is not economically feasible to use the property for any use permitted under the present zoning 

classification due to the characteristics that are unique to the property; 



a) Applicant’s Response/Summary:  

The property was inherited as it exists. It is not feasible to use the property without the requested 

Variance.  

 

b) Staff’s Response  

Single-family residential and agricultural uses are permitted on the lot. The extension of the 

access to the developable and remaining open portion of the lot is prohibited within the Riparian 

Setback.  

3) That the property is unsuitable for any of the uses permitted within the zoning district; 

 

a) Staff’s Response  

The proposed uses are permitted in the Rural (R) zoning district. No review comments were 

received for the proposal that prevents the uses as proposed except the restrictions for the 

Riparian Setback.  

 

4) That the need for the variance is not the result of the action or inaction of the applicant; and 

a) Applicant’s Response/Summary:  

The Riparian Setback has always existed. 

 

b) Staff’s Response  

The residence is proposed by the applicant on the southern portion of the lot; however, the 

existing access onto the developable and open area of the property crosses a portion of the 

Riparian Setback.  

 

5) That granting the variance will not adversely affect the health or safety of persons residing or 

working in the vicinity of the proposed development, be materially detrimental to the public welfare, 

be injurious to private property or public improvements in the vicinity, or alter the essential 

character of the surrounding neighborhood; 

a) Applicant’s Response/Summary:  

No, the requested Variance will not negatively impact the subject or adjacent lots.  

 

b) Staff’s Response  

Mitigation is required for the disturbance within the Riparian Setback. The impact to the Riparian 

Setback is minor, centrally located on the lot, will not alter the existing culvert crossing the creek, 

and staff does not anticipate any impacts to surrounding lots or land uses.  

 

VII. Recommendation: 

Based on Staff’s Analysis, Staff’s recommendation is that the Board of Zoning Appeals conditionally 

approve a Variance from Section 650.162 of the Franklin County Zoning Resolution to construct a 

driveway and complete grading in the Riparian Setback. 

 

The conditions of approval are as follows: 

1. Prepare and submit a mitigation plan for the proposed development subject to the approval of the 

Franklin Soil and Water Conservation District (FSWCD). Mitigation plan must be approved 

prior to the issuance of a Residential Zoning Compliance. Mitigation must be implemented 

within a year of zoning approval.  

 

VIII. Motion  

For your convenience, the following is a proposed motion: 

 

Proposed Motion for Request: 



__________________ moves to approve a Variance from Section 650.162 of the Franklin County Zoning 

Resolution as outlined in the request for the applicant identified in Case No. VA-4161. 

 

Seconded by: ____________________________ 

 

Voting: 

 

Findings of Fact 

For your convenience, the following are proposed findings of fact: 

 

__________________ move that the basis for approving/denying the applicant’s request for the use 

variance from Section 650.162 of the Franklin County Zoning Resolution as outlined in the request for 

the applicant identified in Case No. VA-4161 results from the applicant satisfying/failing to satisfy the 

criteria for granting a use variance under Section 810.041(a). 

 

Seconded by: ____________________________ 

 

Voting: 
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Franklin County Application for
Board of Commissioners Zoning Variance

IA~ ECONOMIC DEVELOPMENT Pursu:nt to Section 810
1803 & PLANNING Page2of7

Case# VA

br~ 4~!4I44I
Section. (~ .co i ~
Description ~ Ii ~6(75—O(€_ ~ G-r~~~iL-(
Section

Desci iption

Section

Description

~
brt~~v)cAy e~(#eft~or\ ir~ ~~ 4~ (~Lc~) hoocc.

NOTE: To receive a variance, you must meet all the variance requirements in Section 810.04 of the Franklin
County Zoning Resolution. Your answers to the following questions will help the Board of Zoning Appeals
determine whether you meet the requirements for a variance. If you don’t answer the questions, we will
consider your application incomplete.

1. Are there special conditions or circumstances applying to the property involved that do not generally apply to other properties in
the same zoning district.

ftQ~lI~ O~
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Application for

Zoning Variance
Pursuant to Section 810
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2. That a literal interpretation of the requirements of this Zoning Resolution would deprive the applicant of rights commonly
enjoyed by other properties in the same Zoning District under the terms of the Zoning Resolution.

IA ) u I & ~ ~ 0~b I~ 4o c~jf ~ k
cJ~_

3. That the special conditions and circumstances, listed under question #1, do not result from any actions of the applicant.

~

4. That approving the variance requested will not grant the applicant any special privilege that is denied by this Zoning Resolution
to other lands or structures in the same Zoning District.

5. Would granting the variance adversely affect the health or safety of persons residing or working in the vicinity of the proposed
development, be materially detrimental to the public welfare, or injurious to private property or public improvements in the
vicinity?

6. can there be any beneficial use of the property without the variance?

N0
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Franklin County Application for
Board of Commissioners Zoning Variance

11 ~ EeONOMIC DEVELOPMENT Pursuant to Section 810

J I I of the Zoning Resolution
1803 &PLANNING

Case#VA

7. How substantial is the variance? (i.e. 10 feet vs. 100 feet - Required frontage vs. proposed)

k—a Ioo’~ J~c~-’ a4J~’~
~ r~ ~~-t~4~__________

8. Would the essential character of the neighborhood be substantially altered or would the adjoining properties suffer substantial
harm as a result of the variance?

9. How would the variance adversely affect the delivery of governmental services? (e.g., water, sewer, garbage, fire, police -

Verification from local authorities — i.e. fire might be required)

~jj~$~L~
~-o4;k~~ ~v__4~-=t~L~

10. Did the applicant purchase the property with knowledge of the zoning restrictions?

~

1 1. Could the applicant’s predicament feasibly be obtained through some method other than a variance?

~

12. Would the spirit and intent behind the zoning requirement be observed and would substantial justice be done by granting the
variance?

(revised 03.10.25)
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Application for

Zoning Variance
Pursuant to Section 810
of the Zoning Resolution

ye S of 7

Case# VA-

Affidavit ** ~ ‘--1’. ‘ •. ~. ~ ~ a~.. ~‘ ~ :~
I hereby certify that the facts, statements, and information presented within this application form are true and correct to the best of my knowledge and belief.
I hereby understand and certify that any misrepresentation or omissions of any information required in this application form may result in my application being
delayed or not approved by the County. I hereby certify that I have read and fully understand all the information required in this application form and all applicable
requ reents of the Franklin County Zoning Resolution. The affiant further acknowledges that a Certificate of Zoning Compliance may only be issued for an approved
Var ance w thin the period of one (1) year from the date of f nal approval by the Board of Zoning Appeals, if an approved Var ance has not been used within one
(1> year of its date of issuance, meaning there has not been active and substantial improvement to a property in accordance with a valid Variance, then the Variance
5hall expire and no work may commence or continue without either renewing the Variance or receiving a new Var ance approval from the Board of Zoning Appeals in
accordance with Section 810 of the Franklin County Zoning Resolution.

Applicant/Authorized Agent *

PMaturern~otarized,erty ner (s

~otarized)Property Owner (signature must

3-3-~’2

*Agent must provide documentation that they are legally representing the property owner.
**Approval does not invalidate any restrictions and/or covenants that are on the property.

Applications may be delivered to 150 South Front Street, FSL Suite 10, Columbus, Ohio, 43215-7104, ATTN: Tre’ Wolf, Planning
Project Coordinator. Forward any questions to the project coordinator at 614-525-3904 or Planning@franklincountyohio.gov.

MEGAN VANCE
Notary Public, State of Ohio

My Commission ExpiNsrno~ILL aC2o

(revised 03.10.2S)
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150 South Front Street, FSL Suite 10 Columbus, Ohio 43215-7104 
Tel: 614-525-3094 | Fax: 614-525-7155 | Development.FranklinCountyOhio.gov BZA Staff Report  

 
STAFF REPORT 

Board of Zoning Appeals 
April 20th, 2026 

 
Case: VA/CU-4162 

Prepared by: Austin Workman 
 

I. Summary  
Owner/Applicant: 
Township: 
Site Location: 
Acreage: 
Utilities: 
Zoning: 
Request: 
 
 
 
 
 
Recommendation: 

Brittany Gibson/Adam Ellis 
Brown Township 
3200 Walker Rd. (PID#120-000506) 
5.25-Acres 
Private water and wastewater 
Rural (R) 
Requesting a Variance from Section 512.02(2) (Table) of the Franklin County 
Zoning Resolution to construct a detached structure that does not meet the 
minimum setback from the property line. 
Requesting a Conditional Use per Section 511.03 of the Franklin County Zoning 
Resolution for a Conditional Use Home Occupation.  
 
Staff recommends Conditional Approval of a Variance from Section 512.02(2) 
(Table). 
Staff recommends Approval of a Conditional Use per Section 511.03 

 
II. Property Background/History 

 
The property is located on the northeast side of Walker Rd, opposite side of the intersection of Walker 
and Patterson Rd. 
 
The following is a summary of the development and permit history of the parcel: 

• 1976 – A 1,676 sq ft house constructed  
• 1978 – A 1,058 sq ft detached structure constructed 
• 2022 – Current owners acquired property 

 
III. Surrounding Land Use/Zoning  

Location Jurisdiction Zoning Land Use 
North Brown Twp Rural (R) Agricultural Farmland 
South Brown Twp Rural (R) Single Family 
East Brown Twp Rural (R) Agricultural Farmland 
West Brown Twp Rural (R) Single Family 

 
IV. Comprehensive Plan 

The Brown Township Comprehensive Plan (2005) recommends the property be used for Low Density 
Rural Residential. The proposed density for this use is 0.2-0.4 net units per acre (2-4 units per 10 net 
developable acres).  The proposed home occupation is consistent with the land use recommendations of 
the Plan.  
 
 
 



   
 

   
 

Franklin County Zoning Resolution Review 
Variance from Section 512.02(2) (Table) – Location, Number, and Size of Residential Accessory 
Buildings: 
Accessory structures on properties over 5-acres have a minimum setback of 20 ft from property lines.  
Applicants are proposing a 15ft setback from the property line. 
 

V. Technical Review Committee Agency Review 
The case was referred to the informal Technical Review Committee for comments on March 18th, 2026.  
 
The following comments were provided by the respective Technical Agencies: 
1) FCEO: Drainage: Downspouts should be directed inwards towards the pond on the property 
 

VI. Area Variance Review Criteria  
Section 810.041(b) – Area Variance: 
The Board of Zoning Appeals shall only authorize a request for an area variance where the applicant 
demonstrates the existence of a practical difficulty in the use of the property. In determining whether a 
practical difficulty exists, the Board of Zoning Appeals shall consider and weigh the following factors, 
among others when appropriate, to determine if practical difficulties exist: 
 
1) Whether the property in question will yield a reasonable return or whether there can be any 

beneficial use of the property without the variance; 
a) Applicant’s Response/Summary:  

Applicants believe that there will be a more reasonable return and beneficial use with the 
approval of this variance.  

 
b) Staff’s Response  

The property already benefits as a residential property, and the proposed accessory structure 
could be located elsewhere on the property without the need for a variance. 
 

 
2) Whether the variance is substantial; 

a) Applicant’s Response/Summary:  
The applicant does not believe the variance to be Substantial. 
 

b) Staff’s Response  
Staff agrees with the applicant and does not believe the variance to be substantial. 
 

 
3) Whether the essential character of the neighborhood would be substantially altered or adjoining 

properties would suffer a substantial detriment as a result of the variance; 
a) Applicant’s Response/Summary:  

Applicants do not believe the essential character of the neighborhood would be altered by the 
approval of this variance. 
 

b) Staff’s Response  
Staff agrees with the applicant and does not believe the essential character of the neighborhood 
would be substantially altered by the approval of this variance. 
 
 
 
 



   
 

   
 

4) Whether the variance would adversely affect the delivery of governmental services (e.g. water, sewer, 
garbage); 
a) Applicant’s Response/Summary:  

No, the variance will not adversely affect the delivery of governmental services. 
 

b) Staff’s Response  
Staff agrees with the applicant and does not believe governmental services would be adversely 
affected by the approval of this variance. 
 
 

5) Whether the property owner purchased the property with knowledge of the zoning restriction; 
a) Applicant’s Response/Summary:  

Applicants were aware of the Rural Zoning requirements but not the accessory structure 
requirements. They believed that since the existing accessory structure on the property and 
neighboring property is setback 5-10ft, that the proposed accessory structure could have a similar 
setback.  

 
b) Staff’s Response  

It is unknown if applicants were aware of zoning restrictions prior to purchasing the property. 
Staff does acknowledge that accessory structures along the property lines are setback by 5-10ft, 
which could lead to property owners believing a similar setback would apply to newly proposed 
accessory structures. Once informed about the minimum setback applicants proposed a 15 ft 
setback. 
 
 

6) Whether the property owner’s predicament feasibly can be obviated through some method other than 
a variance; 
a) Applicant’s Response/Summary:  

The applicant does not believe their predicament could feasibly be obviated through any other 
method than with the approval of this variance. As relocating the accessory structure could 
impact the enjoyment of the property and the pond, and/or increase cost to extend utilities. 

 
b) Staff’s Response  

Yes, the property owner’s predicament could be obviated by locating the accessory structure 
elsewhere on the property. However, staff does acknowledge that relocating the proposed 
structure to meet setbacks could be less desirous for the enjoyment of the property and/or cause 
additional cost to extend utilities.  

 
 

7) Whether the spirit and intent of the zoning requirement would be observed and substantial justice 
done by granting the variance. 
a) Applicant’s Response/Summary:  

Applicant believes the spirit and intent of the zoning requirements will be met and a substantial 
justice done by approving this variance. 
 

b) Staff’s Response  
Staff agrees with the applicant that a substantial justice would be done, and the spirit and intent of 
the zoning requirements will be observed, as the proposed setback of the accessory structure will 
be only five (5) ft less than required. Additionally, the existing accessory structure on the 
property is currently setback from the property line by ±5ft.  

 
 



   
 

   
 

Conditional Use per Section 511.03 – Conditional Use Home Occupation Requirements: 
Applicants are proposing to operate a Candle-making business and related material storage in a portion of 
a proposed accessory structure. 
 

A) Intent – It is recognized that there may be some Home Occupations which do not meet the 
criteria of Section 511.02, but which may be appropriate for a residential area provided the 
following additional standards are addressed through the Conditional Use permit procedure.  
 

Criteria for analyzing a Conditional Use Home Occupations can be found in Section 511.031 of the 
Franklin County Zoning Resolution. The criteria are as follows: 

1. There shall be no more than a total of three (3) non-resident Employees 
• There will be zero (0) no resident employes 

 
2. The conduct of the home occupation may be approved within a structure accessory to a 

dwelling unit and located on the same lot as the dwelling unit. 
• The home occupation will be conducted within a proposed 34X80ft post-frame 

accessory structure. 
 

3. Sales of commodities not produced on the premises may be permitted provided such 
commodities are specified and approved as a part of the application in accordance with 
Section 815. 

• No sales of commodities are proposed to be conducted on site. 
 

4. Organized instruction may be permitted provided the class size does not exceed six (6) pupils 
at a given time. 

• No organized instruction is proposed. 
  

5. No outside storage of any kind associated with the home occupation conditional use shall be 
permitted unless it is totally screened from the adjacent residential lots and abutting streets 

• All materials will be stored in the proposed 30X80 ft accessory structure. 
  

6. Signage shall be consistent with the provisions of Section 541.03(8). 
• No proposed signage. 

 
7. Delivery traffic shall be limited to not more than three (3) UPS or like-kind deliveries per 

week. No Semi-Tractor truck deliveries will be permitted at any time. 
• Three (3) standard parcel carrier deliveries per week. No semi-tractor deliveries 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   
 

   
 

Staff Analysis  
Section 815.041 – Conditional Use: 
The Board of Zoning Appeals shall only approve an application for a Conditional Use if the following 
three (3) conditions are met: 

1) The proposed use is a Conditional Use of the Zoning District, and the applicable 
Development Standards established in this Zoning Resolution are met; 

a. Applicant’s Response/Summary: 
Proposed Conditional use is a candle making business in an accessory structure. Have 
also applied for a Variance for the proposed accessory structure not meeting the 
minimum setback of 20ft.  
 

b. Staff’s Response:  
Yes, a Conditional Use Home Occupation is an allowed use in the rural zoning 
district. However, the proposed use would take place in a proposed accessory 
structure that does not meet minimum setback of 20 ft, and applicants have applied 
for a Variance for this non-conformity.  

 
2) The proposed development is in accordance with the applicable plans or policies for the 

area; 
a. Applicant’s Response/Summary: 

Applicants have stated that large accessory structures and workshops are common on 
rural residential properties in Brown Township 
 

b. Staff’s Response:  
Staff agrees with the applicant and believes the proposed use will be consistent the 
Comprehensive Plan.  
 
 

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

a. Applicant’s Response/Summary: 
The proposed accessory structure will be a similar style and aesthetic to other post-
frame structures nearby. 
 

b. Staff’s Response:  
Staff agrees with the applicant and believes the proposed accessory structure to be 
consistent with the area. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



   
 

   
 

VII. Variance Recommendation: 
Based on Staff’s Analysis, Staff’s recommendation is that the Board of Zoning Appeals conditionally 
approves a variance from Section 512.02(2) (Table) of the Franklin County Zoning Resolution to 
construct a detached structure that does meet the minimum setback from the property line. 
 
The conditions of approval are as follows: 

1. Downspouts must be directed towards the pond and not towards the neighboring property. 
 

VIII. Motion  
For your convenience, the following is a proposed motion: 
 
Proposed Motion for Request: 
__________________ moves to approve a variance from Section 512.02(2) (Table) of the Franklin 
County Zoning Resolution as outlined in the request for the applicant identified in Case No. VA/CU-4162 

 
Seconded by: ____________________________ 
Voting: 

 
Findings of Fact 
For your convenience, the following are proposed findings of fact: 
 
__________________ move that the basis for approving/denying the applicant’s request for the variance 
from Section 512.02(2)(Table) of the Franklin County Zoning Resolution as outlined in the request for 
the applicant identified in Case No. VA/CU-4162 results from the applicant satisfying the criteria for 
granting a variance under Section 810.041(b). 
 

Seconded by: ____________________________ 
Voting: 
 

IX. Conditional Use Recommendation: 
Based on Staff’s Analysis, Staff’s recommendation is that the Board of Zoning Appeals approves a 
Conditional Use Per Section 511.03 of the Franklin County Zoning Resolution for a Conditional Use 
Home Occupation. 

 
X. Motion  

For your convenience, the following is a proposed motion: 
 

Proposed Motion for Request: 
__________________ moves to approve a Conditional Use per Section 511.03 of the Franklin County 
Zoning Resolution as outlined in the request for the applicant identified in Case No. VA/CU-4162 

 
Seconded by: ____________________________ 
Voting: 

Findings of Fact 
For your convenience, the following are proposed findings of fact: 
__________________ move that the basis for approving/denying the applicant’s request for the 
Conditional Use per Section 511.03 of the Franklin County Zoning Resolution as outlined in the request 
for the applicant identified in Case No. VA/CU-4162 results from the applicant satisfying to satisfy the 
criteria for granting a Conditional Use per Section 815.041. 

 
Seconded by: ___________________________ 
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Franklin County Application for
Board of Commissioners Zoning Variance

IIi ECONO IC DEVELOP ENT Pursuant to Section 810
of the Zoning Resolution

1803 &PLANNING Pagelof7

Checklist

• Completed Application

• Fee Payment (checks only)

• Auditor~ Map (8.5”xl 1”)

• Site Map (max 11’~x17”)

• Covenants and deed

• Notarized signatures

• Proof of waterAvastewater supply

• Copy of denied Zoning Certificate

• Copy of denial letter

Water & Wastewater
Water Supply

Q Public (Central)

~ Private (On

~ Other

Wastewater Treatment

Q Public (Central)

~J Private (On-site)

El Other

Staff Use Only
Property Information
Site Address: 3200 Walker Rd. Hilliard, OH 43026

Parcel ID: 120-000506 Zoning District: R-Rural

Lot Acreage: 5.25 Township: Brown

Property Owner Information

Name:Brittany Gibson

Address: 3200 Walker Rd. Hilliard, OH 43026

Phone #419-360-5355 Fax #

Email: bgibson5355~gmajI.com

Applicant Information • same as property owner

Name:Adam Ellis

Address: 3200 Walker Rd. Hilliard, OH 43026

Phone #614-204-7114

Email: ellisadam315~gmajl corn

Agent Information
Name:

Address:

(revised 03.10.25)



Franklin County Application for
Board of Commissioners Zoning Variance

I ~ ECONO IC DEVELOP ENT Pursuant to Section 810of the Zoning Resolution

1803 &PLANNING Page2of7

Case# VA-

Variance(s) Requested:
Section:Section 512.02(2)(Table) - Accessory Building Setback from Property Lines

Description. Reduce side yard setback from 20 ft to 15 ft for proposed 35x90 ft accessory structure.

Section:

Description:

Section:

Description:

Describe the project
The proposed construction of a 35x90 ft post-frame accessory structure (21 ft eave, 27.5 ft peak)

on a 5.25-acre Rural-zoned residential parcel at 3200 Walker Rd, Hilliard, OH (Brown Twp). The structure

will serve as a candle-making workspace and material storage for a Conditional Use Home Occupation (pending)

Property is only 191 ft wide, creating a practical difficulty in siting a structure of this size while maintaining 20 ft

setbacks on both sides. A 15 ft setback from the SE property line is requested to allow adequate occasional vehicle access

(20 ft clearance) past the building Adjacent SE neighbor (Chad Kerns) has provided written support.

NOTE: To receive a variance, you must meet all the variance requirements in Section 810.04 of the Franklin
County Zoning Resolution. Your answers to the following questions will help the Board of Zoning Appeals
determine whether you meet the requirements for a variance. If you don’t answer the questions, we will
consider your application incomplete.

1. Are there special conditions or circumstances applying to th property nv Ived that do not generally apply to other properties in
the same zoning district.

Yes. A very narrow parcel with a quarter-acre pond near the center of the lot, a raised swale (—45x875 ft) along the NW boundary, and lower-

elevation on the west side collectively restrict the usable buildable area to a narrow corridor along the SE portion of the property, creating a

practical difficulty in meeting the 20 ft setback

(revised 03.10.25)



Franklin County Application for
Board of Commissioners Zoning Variance

Ib ECONO IC DEVELOP [NT Pursuant to Section 810
of the Zoning Resolution

1803 &PLANNING Page3of7

Case# VA-

2. That a literal interpretation of the requirements of this Zoning Resolution would deprive the applicant of rights commonly
enjoyed by other properties in the same Zoning District under the terms of the Zoning Resolution.

Yes. Neighboring Rural-zoned properties have accessory structures within 5-10 ft of shared property lines.

Strictly enforcing the 20 ft setback on a 191 ft wide lot leaves only —151 ft of usable width, preventing the

applicant from siting the structure in the limited buildable area while maintaining vehicle access.

3. That the special conditions and circumstances, listed under question #1, do not result from any actions of the applicant.

Correct. The narrow 191 ft lot width, the central pond, raised drainage swale, and lower-elevation ground on the west side

are all pre-existing conditions that were present when the property was purchased. The applicant did not create these constraints.

dimensions and natural features are inherent to the parcel as originally platted.

4. That approving the variance requested will not grant the applicant any special privilege that is denied by this Zoning Resolution
to other lands or structures in the same Zoning District.

No. The requested 5 ft reduction (20 ft to 15 ft) is minimal and consistent with existing conditions in the

neighborhood where structures sit within 5-10 ft of property lines. Granting this variance simply allows the

applicant to use the property in a manner already common among neighboring rural parcels.

5. Would granting the variance adversely affect the health or safety of persons residing or working in the vicinity of the proposed
development, be materially detrimental to the public welfare, or injurious to private property or public improvements in the
vicinity?

No. The variance would not adversely affect health, safety, or welfare. The structure remains 15 ft from the

property line, well-screened from adjacent properties. The adjacent SE neighbor (Chad Kerns) has submitted

written support approving the structure as close as 5-10 ft. No public improvements would be impacted.

6. Can there be any beneficial use of the property without the variance?

The residential use would continue, but the alternative location would place a 27.5 ft tall structure roughly 100 ft closer to the residence, where

it would dominate the view, significantly diminishing the aesthetic character of the pond and tree line and the homeowner’s enjoyment of the

property — effectively making the project infeasible. It would also eliminate a planned garden with established soil.

(revised 03.10.25)
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Case# VA-

7. How substantial is the variance? (i.e. 10 feet vs. 100 feet - Required frontage vs. proposed)

The variance is minimal: a 5 ft reduction from the required 20 ft setback to 15 ft (25% reduction). The requested 15 ft setback still provides

substantial separation from the SE property line. The adjacent neighbors existing accessory structure sits within 10 ft of the same line.

8. Would the essential character of the neighborhood be substantially altered or would the adjoining properties suffer substantial
harm as a result of the variance?

No. The neighborhood consists of large rural residential lots with accessory buildings commonly sited near

property lines. A metal-clad post-frame structure in earth tones is consistent with the rural character. The

adjacent neighbor has provided written support. No change to the essential character of the area would result.

9. How would the variance adversely affect the delivery of governmental services? (e.g., water, sewer, garbage, fire, police -

Verification from local authorities — i.e. fire might be required)

The variance would not affect governmental services. The property is served by private well and on-site septic, requiring no public

water or sewer. Emergency access via Walker Rd is unaffected. Norwich Township Fire provides coverage. No increase in demand

on any governmental service would result from this variance.

10. Did the applicant purchase the property with knowledge of the zoning restrictions?

Yes, with knowledge of the R-Rural zoning designation but not the specific 20 ft accessory building setback requirement. Existing accessory

structures on both the subject property and the adjacent lot sit within 5—10 ft of the shared property line, which reasonably led the applicant to

believe a similar setback would be permitted.

11. Could the applicant’s predicament feasibly be obtained through some method other than a variance?

No. The only alternative location suggested by staff would place a 27.5 ft tall structure directly between the residence and the pond,

dominating the view from the home’s primary living space and eliminating a planned garden Moving beyond the pond would require extending

utilities 100+ ft at significant cost. Neither option is feasible.

12. Would the spirit and intent behind the zoning requirement be observed and would substantial justice be done by granting the
variance?

Yes. The 20 ft setback is intended to protect neighboring properties and maintain rural character. A 15 ft

setback achieves the same purpose here, as the adjacent neighbor supports the project and existing structures

in the area sit within 5-10 ft of property lines. Substantial justice is served by granting this minimal relief.

(revised 03.10.25)
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of the Zoning Resolution
Page 5 of 7

Affidavit **

Case# VA-

I hereby certify that the facts, statements, and information presented within this application form are true and correct to the best of my knowledge and belief.
I hereby understand and certify that any misrepresentation or omissions of any information required in this application form may result in my application being
delayed or not approved by the County. I hereby certify that I have read and fully understand all the information required in this application form and all applicable
requireents of the Franklin County Zoning Resolution. The affiant further acknowledges that a Certificate of Zoning Compliance may only be issued for an approved
Variance within the period of one (1) year from the date of final approval by the Board of Zoning Appeals; if an approved Variance has not been used within one
(1) year of its date of issuance, meaning there has not been active and substantial improvement to a property in accordance with a valid Variance, then the Variance
shall expire and no work may commence or continue without either renewing the Variance or receiving a new Variance approval from the Board of Zoning Appeals in
accordance with Section 810 of the Franklin County Zoning Resolution.

Appli7fitlAuthorized Agent *

~op~4~rtsignr~St be notarized)

Date

~jzi-~ /2 ~
Date

Property Owner (signature must be notarized)

*Agent must provide documentation that they are legally representing the property owner.
**Approval does not invalidate any restrictions and/or covenants that are on the property.

Applications may be delivered to 150 South Front Street, FSL Suite 10, Columbus, Ohio, 43215-7104, ATTN: Tre’ Wolf, Planning
Project Coordinator. Forward any questions to the project coordinator at 614-525-3904 or Planning@franklincountyohio.gov.

ANTHONY WALSH
- Notary Public, Slale ci Oh
* My Cornrrnssion Expires

01 09-2027

State of Ohio, County

(revised 03.10.25)



Franklin County Application for

A Board of Commissioners Zoning Variancei ECONOMIC DEVELOP ENT Pursuant to Section 810
of the Zoning Resolution

1803 &PLANNING

Application Instructions
Please submit the following:

1. Application Form
Completed application form with notarized signatures

2. Fee - non refundable * Please refer to our most current fee schedule by visiting www. franklincountyohio. gov/edp
Checks only payable to Franklin County Treasurer

3. Covenants or deed restrictions
Provide a copy of your deed with any deed restrictions
You can access and print a copy by visiting: www.franklincountyohio.gov/recorder

4. Auditor’s Tax Map
Provide a map showing the subject property and all land within 500 feet of the property.
You can access and print a copy of the map by visiting: www.franklincountyohio.gov/auditor

5. Site Map - Refer to Page 7

6. Proof of utility service
Provide proof from the provider of your water and wastewater services

Note: If centrahzed water and/orsewer services are providedby a private/pub//c entity you mustprovide a letter or
current bill ver/i5i/ng that servi~es are provided or access /~ available. lfyou~re proposñ~g an on-lot septic system or welt
p/ease provide information from the Franklin County Board ofHealth (or appropriate agency).

Staff reviews application for completeness

Staff distributes to Technical Review Agencies

3 Applicant meets with staff and Technical Review Committee

4 Staff drafts report and makes recommendation

5 BZA Hearing - Staff presents case to the Board who takes action
to approve, approve with conditions or deny

(revised 03.10.25)



Franklin County Application for

A Board of Commissioners Zoning VarianceI ~ ECONOMIC DEVELOP ENT Pursuant to Section 810
of the Zoning Resolution

1803 &PLANNING Page7of7

Site Plan Requirements
• The site plan must be prepared by a design professional (i.e. registered surveyor, engineer and/or architect) and include all

items required under Sections 705.022 and 810.022 of the Franklin County Zoning Resolution

• Site plans which are incomplete and/or not drawn to scale will not be accepted.

• Two (2) copies - minimum size of 8.5”xll” paper, maxiumum size of 11 “x17” paper *Larger size copies are acceptable in
addtion to the mm/max. sizes required

• North arrow and appropriate scale (i.e. 1 inch = 20 feet)

• Property lines, with the exact dimensions of the lot labeled

• Street right-of-way boundaries including street centerline

• The exact dimensions and location of all existing buildings (principal and accessory), structures (decks, patios, pools,
paved parking areas, courtyards, etc.) and driveways/access points, indicating setbacks of each from property lines with
measurements/distances labeled

• The exact dimensions, height and location of all proposed buildings, structures, additions, or modifications to the property,
indicating setbacks from property lines with measurements/distances labeled

• Landscaping details - provide the quantity, location, size and plant species (Ohio Native Non-Invasive Only) used

• All open space areas including calculatons (percentage) of impervious vs. pervious surface

• Building elevations and/or architectual renderings

• Parking layout with required parking calculations provided

• Lighting details - location, type of fixture (illustration), height and strength (footcandles/lumens)

• Existing and intended uses of all buildings and structures

• If multiple uses are being conducted within one building, the site plan must reflect the area of the building being
occupied by each individual use

• All easements and above/below ground utilities

• Regulatory floodplain (Floodway and Floodway Fringe) and riparian setback boundaries, when applicable

• All existing and proposed above and below ground drainage and stormwater features

• Refer to the Franklin County Stormwater Drainage Manual

• Site topography (two (2) ft. contour intervals)

• Details regarding the location, height, maintenance and screening for any existing or proposed trash dumspter

• Screening details - Refer to Section 521of the Franklin County Zoning Resolution

• Provisions for water and sanitary services including the the exact location, dimensions and setbacks from property lines and
structures of all private/public water and wastewater treatment facilities

• If public water and sewer services are provideci~ proof of services must be submitted

• All areas of disturbance, including grading, filling, clearing, excavating, etc.

• Erosion and sediment control plan

• All fence locations, indicating height and material(s) used

• Any other information with regard to the lot or neighboring lots which may be necessary to determine and provide for the
enforcement of the Franklin County Zoning Resolution

• Please note that the requirements mentioned above, or portions ol~ may be waived by the Administrative Officer
when, in his/her opinion, the applicant has satisfactorily demonstrated that all aspects relative to the above have
been suitably addressed

(revised 03.10.25)



Franklin County Application for
Board of Commissioners Conditional Use

Pursuant to Section 815I ECONO IC DEVELOP ENT of t~~g~utior~ion
1803 & PLANNING Pa~~1of 8 REC liVED

J M4R 1 2 2026
/•__~~•~IIflCoLJntyPlaflflingDeprf

Property Information
Site Address: 3200 Walker Rd. Hilliard,OH 43026

Parcel ID: 120-000506

Lot Acreage 5.25

Property Owner Information

Nam Brittany Gibson

Addr 3200 Walker Rd. Hilliard,OH 43026

Phone #419..360..5355 Fax #

Email: bgibson5355@gmail.com

Phone #

Email:

Checklist

I~ Co pleted Application

I~ Fee Payment (checks only)

• Au.itor~ Map (8.5”xl 1”)

II it- ap(maxll”xll”)

I~ C. enants arid deed

~ Notarized signatures

Q Proof of water/wastewater supply

Q Copy of denied Zoning Certificate

~ Copy of denial letter

Water & Wastewater
Water Supply

~J Public (Central)

~ Private (On-site)

~ Other

Wastewater Treatment

Q Public (Central)

~ Private (On-site)

~ Other

150 South Front Street, FSL Suite 10, Columbus, Ohio, 43215-7104
Tel: 614-525-3094 Fax: 614-525-7155 Development.FranklinCountyOhio.gov

Zoning District: R-Rural

Township: Brown

Staff Use •nly

Same as property ownerApplicant information
Nam Adam Ellis

Addr 3200 Walker Rd. Hilliard,OH 43026

Phone #614..204..71 14

Email: ellisadam315~gmail.com

Agent Information
Nam

Addr

(revised 03.10.25)
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3/24/26

4/20/26



Franklin County Application for
Board of Commissioners Conditional Use

j ECONO IC DEVELOPMENT of the Zoning Resolution

Pursuant to Section 815

& DI ANNINO Page 2 of 8
1803 IL

Case# CU-

Conditional Use(s) Requested:
Section: Section 511.03 - Conditional Use Home Occupation

Description: Expanded home occupation- candle-making workshop in pole barn accessory structure.

Section:

Description:

Section:

Description:

Describe the project

Construction of a ost-frame accesso structure 34 x 80 ft on a 5.25-acre residential

parcel for candle making and related material storage, conducted solely by the resident owner.

No employees, customers, signage, or exterior storage. Deliveries by standard parcel carrier only, not

exceeding 3 per week. No semi-truck deliveries. Hours M-F 9a-5p.Sat 9a-12p.

NOTE: The applicant must demonstrate that the propsal can satisfy all of the conditional use requirements
of the respective zoning district in addition to all requirements under Section 815.04 of the Franklin County
Zoning Resolution. Your answers to the following questions will help the Board of Zoning Appeals deter
mine whether you meet the requirements for a conditional use. If you fail to answer any/all of the ques
tions below, your application will be considered incomplete.

1. Proposed Use or Development of the Land:

Construction of 34 x 80 ft post-frame accessory structure for candle making and storage use, accessory to the existing

owner-occupied residence. Use conducted solely by resident owner. No employees, customers, or commercial traffic.

(revised 03.10.25)



Franklin County Application for
Board of Commissioners Conditional Use
ECONOMIC DEVELOP ENT Pursuantto Section 815of the Zoning Resolution

1803 &PLANNING Page3of8

Case# CU-

2. How will the proposed development relate to the existing and probable future land use character of the area:

Large accessory structures and workshops are common on rural residential properties in Brown Township.

The proposed building is consistent in scale and appearance with neighboring rural properties. The low-

intensity home occupation produces no noise, traffic, or visual impact beyond standard residential use.

3. Will the Conditional Use be designed, constructed, operated, and maintained so as to be harmonious and appropriate in
appearance with the existing or intended character of the general vicinity and that such a use will not change the essential
character of the same area?

The post-frame structure will be metal-clad in earth tones, sited in the middle third of the 5.25-acre lot, and designed

to similar aesthetic to the other post-frame structures nearby. No signage, exterior storage, or customer activity.

The southeastern ad~acent ro ert owner has rovided written su ort attached

4. Will the Conditional Use be hazardous or disturbing to existing or future neighboring uses?

No. The use is conducted entirely within an enclosed structure by a single resident operator.

No hazardous materials, audible machinery, exterior lighting beyond standard residential. No traffic

beyond 3 parcel deliveries per week. Adjacent southeastern neighbor has provided written letter of support.

5. Will the Conditional Use be detrimental to property in the immediate vicinity or to the community as a whole?

No. The use is wholly contained within the accessory structure with no customers, signage, exterior storage,

or commercial activity visible from neighboring properties or public roads. The structure will be well-maintained and

is consistent with and supportive of rural residential property values.

6.Will the Conditional Use be served adequately by essential public facility and services?

Yes. Property is served by private well and on-site septic. Electrical service via existing overhead lines

on Walker Rd. AEP confirmed that new service can be added to the property. No municipal water or sewer required.

Emergency access via Walker Rd. Norwich Township Fire provides coverage. No increase in demand on any public service.

(revised 03.10.25)



Franklin County Application for
Board of Commissioners Conditional Use
ECONOMIC DEVELOP [NT Pursuant to Section 815of the Zoning Resolution

1803 &PLANNING Page4of8

Case# CU-

7. How will the proposal meet the development standards of that specific district?

Structure meets all setbacks, stays under 38 ft height maximum, and represents less than 1.5% lot

coverage on 5.25 acres (maximum 20%). Home occupation satisfies Section 511.03: resident operator

onl no em lo ees no customers 3 or fewer deliveries er week..

8. Could the applicant’s predicament be feasibly obtained through some method other than a conditional use?

No. Section 511.03 requires a Conditional Use permit for an Expanded Home Occupation in an accessory structure

in the Rural (R) District.

9. Would the spirit and intent behind the zoning requirements be observed and would substantial justice be done by granting the
conditional use?

Yes. The Rural District expressly contemplates home occupations compatible with residential character. The proposed structure

entirely enclosed, no customers or employees fits precisely within that intent. No harm to neighbors or public interest.

10. Would the conditional use adversely affect the delivery of governmental services (e.g., water, sewer, garbage, fire, police).

No. Private well and septic serve the property. No increase in demand on water, sewer, solid waste, fire, or police services.

Property is fully accessible to emergency vehicles via Walker Rd.

11. Did the applicant purchase the property with knowledge of the zoning restrictions?

Yes. Applicant purchased the property with full knowledge of the Rural (R) Zoning District designation and is pursuing this

Conditional Use through the proper process under Section 815 of the Franklin County Zoning Resolution.

(revised 03.10.25)



Franklin County Application for
Board of Commissioners Conditional Use

I i~ ECONO IC DEVELOP ENT of the Zoning Resolution

Pursuant to Section 815

& ~ ANNING Page 5 of 81803 IL

Case# CU-

Conditional Use-Expanded Home Occupation (Only)
The following questions must be addressed when applying for a Conditional Use from Section 511 .03 (Conditional Use Home
Occupation) of the Franklin County Zoning Resolution. If these questions are not answered, the application will be considered
incomplete.

1. Enclose all details regarding the day-to-day operations of the home occupation (type of business, hours of operation, designated
parking areas, etc.).

Candle making and storage conducted by resident owner only. Hours: Monday—Friday 9 AM—5 PM Saturday 9 AM-i 2 PM No non-resident employees or customers

Goods fulfilled off-site at separate commercial facility. Existing residential dnveway provides adequate parking, no employee or customer vehicles expected

2. How many non-resident employees?

Zero

3. Will the home occupation be conducted within a structure accessory to a dwelling unit and located on the same lot as the
dwelling unit?

Yes. All activity conducted within a proposed 34 x80 ft post frame accessory structure on the same 5.25-acre parcel as the owner occupied dwelling at 3200 Walker Rc

4. What type of commodities, if any, will be sold on the premises? If sales of commodities are not produced on site, please specify
all commodities associated with the home occupation?

None. No on-site retail, no customer sales, no pick-up. All products fulfilled and distributed at a separate off-site commercial facility.

5. Will there be outside storage of any kind associated with the conditional use home occupation? If so, what is proposed to be
stored on site and how will the storage be completely screened from adjacent residential lots and abutting streets? This must be
met!

No outside storage associated with the home occupation. All materials and inventory stored within the enclosed accessory structure.

6. Will there be any organized instruction of pupils that would exceed six (6) pupils at any given time?

No organized instruction of any kind will be conducted on the premises.

7. Will there be any signage? Signage shall be consistent with the provisions of Section 541.03(8).

No

8 Will the delivery traffic increase? Traffic shall be limited to not more than three (3) UPS or similar deliveries per week. No semi
tractor truck deliveries will be permitted at any time.

Delivery traffic will not exceed three standard parcel carrier deliveries per week. No semi-tractor truck deliveries at any time.

(revised 03.10.25)



Board of Commissioners
Franklin County

I~ ECONO IC DEVELOP ENT
1803 & PLANNING

Affidavit

Application for

Conditional Use
Pursuant to Section 815
of the Zoning Resolution
Page 6 of 8

I hereby certify that the facts, statements, and information presented within this application form are true and accurate to the best of my knowledge and belief.
I hereby understand and certify that any misrepresentation or omissions of any information required in this application form may result in my application being
delayed or not approved by the County. I hereby certify that I have read and fully understand all the information required in this application form and all applicable
requirements of the Franklin County Zoning Resolution. The affiant further acknowledges that a Certificate of Zoning Compliance may only be issued for an approved
Conditional Use within the period of one (1) year from the date of final approval by the Board of Zoning Appeals: if a conditional use permit has not been used within
one (1) year of its date of issuance, meaning there has not been active and substantial improvement to a property in accordance with a valid conditional use permit,
then the conditional use permit shall expire and no work may commence or continue without either renewing the conditional use or receiving a new conditional use
approval from the Board of Zoning Appeals in accordance with Section 815 of the Franklin County Zoning Resolution.

Date

__________ -iz-2~
Property Owner (signature mu~Je notarized)

Property Owner (signature must be notarized)

*Agent must provide documentation that they are legally representing the property owner.
**Approval does not invalidate any restrictions and/or covenants that are on the property.

Applications may be delivered to 150 South Front Street, FSL Suite 10, Columbus, Ohio, 43215-7104, ATTN: Tre’ Wolf, Planning
Project Coordinator. Forward any questions to the project coordinator at 614-525-3904 or Planning@franklincountyohio.gov.

Date

St e of Ohio, County~
The foregoing rsstr
thI5 ~ day of ~acknowIedce~:~remo
~yT-’A~ (-,,ec~,,i &‘ApAø’i ~~xc -

A Walsh, N. . ry Public

0.

ANTHONY WALSH
Notary Public, State of Ohio

My Commis~sion Expires:
01-09 2027

~,ft

Case# CU-

Applican Authorized Agent

(revised 03.10.25)



Franklin County Application for
Board of Commissioners Conditional Use

ECONO IC DEVELOPMENT Pursu:nttoSecUon 815
1803 &PLANNING Page7of8

Application instructions
Please submit the following:

1. Application Form
Completed application form with notarized signatures

2. Fee - non refundable *please refer to our most current fee schedule by visiting www.franklincountyohio.gov/edp
Checks only payable to Franklin County Treasurer

3. Covenants or deed restrictions
Provide a copy of your deed with any deed restrictions
You can access and print a copy by visiting: www.franklincountyohio.gov/recorder

4. Auditor’s Tax Map
Provide a map showing the subject property and all land within 500 feet of the property.
You can access and print a copy of the map by visiting: www.franklincountyohio.govlauditor

5. Site Map - Refer to Page 8

6. Proof of utility service
Provide proof from the provider of your water and wastewater services

Note: If centralized water and/or sewer services are provided by a private/publlc entity you mustprovide a letter or
current bill verii5iing thatservices are provided or access is available. lfyou ‘re proposing an on-lot septic system or welt
please provide information from the Franklin County Board ofHealth (or appropriate agency).

Application Procedure

Staff reviews application or comp e eness

2 Staff distributes to Technical Review Agencies

3 Applicant meets with staff and Technical Review Committee

4 Staff drafts report and makes recommendation

5 BZA Hearing - Staff presents case to the Board who takes action
to approve, approve with conditions or deny

(revised 03.10.25)



Supplemental Information
Conditional Use Application - CU-4162

Feedback Responses
Parcel 120-000506

3200 Walker Rd, Hilliard, OH 43026

1. How much of this space will be used for the business?

The entire ground floor (3,150 sq ft) will be dedicated to the home occupation, including candle
production, raw material storage, finished goods storage, packaging, and a utility room. A partial loft
(35x48 ft) above the ground floor will be used primarily for personal storage and recreation, with a small
area (—10%) for business-related administrative work and overflow storage.

2. Floor Plans with Labeled Business Areas

Floor plans are attached. The ground floor plan identifies all business areas: candle pouring stations,
wicking and oil stations, a packaging station, raw material and finished goods storage along the walls,
and a utility trailer bay. The loft plan shows the personal-use area with a small section designated for
business administrative use. All home occupation activity takes place within the enclosed structure.

3. Will there be commercial vehicles stored in the structure?

No commercial vehicles will be stored in the structure. The applicant owns a standard 6x12 ft utility
trailer used for both personal and business purposes, including transporting finished products to an
off-site fulfillment facility. The trailer will be stored inside the structure or temporarily on the concrete
pad when interior space is needed.

4. Storage of Other Vehicles or Trailers

No storage of vehicles is planned, only the utility trailer as noted.



MAR 1 2 2026

120-000029
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120-000380
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Franklin County Planning Department
Franklin County, OH

120-000679

Tax Parcel:1 20-000061

1~00061

Parcel ID: 120-000061
Tax Dist: 120- BROWN
School Dist: 2510- HILL
Land Use: 511 - SINGLE
Site Address: 3120 WAI
Ownerl: ROHRER TERF
Owner2: ROHRER LUC
LegaIl: 3120 WALKER F
Legal2: 5.210 ACRE
Legal3: ENTRY 6637

StreetLeveiPhotos
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Lighting Detaiis

Outdoor V~Mll Lights
- Planned location pictured In architectural drawings
- 1O-%’x8.375x11”
- Strength - 500 lumen
- Qty:7

Outdoor Pennant Light
- Planned location pictured In architectural drawings
- 14.25’x14.2&x93
- Strength e 500 Lumen
- Qty:1
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Order Number: 2532022-01 082/AB

CROWN SEARCH SERVICES / OCT
DEED OF EXECUTOR, ADMINISTRATOR, TRUSTEE

GUARDIAN, RECEIVER OR COMMISSIONER*

William C. Nichols, Trustee of The Crawford L. Nichols and Margaret A.
Nichols Revocable Living Trust dated January 20, 2005, by the power
conferred by the Trust Agreement and every other power, for valuable
consideration paid, grants, with fiduciary covenants, to Brittany Gibson,
unmarried, whose tax mailing address is 1190 Winterson Road, Ste 300,
Linthicum, MD 21090, the following real property:

“See Exhibit “A” attached hereto and made a part hereof....”

Parcel Number: 120-000506-00

Property Address: 3200 Walker Rd, Hilliard, OH 43026

Except for the following and subject to all of which this conveyance is made:
legal highways; zoning ordinances; real estate taxes and assessments which are
now or may hereafter become a lien on said premises; covenants, conditions,
restrictions and easement of record; and all coal, oil, gas, and other mineral
rights and interests previously transferred or reserved of record.

Prior Instrument Reference: Instrument No. 202202250031544; Instrument No.
201104050045104; Instrument No. 200501240013899; OR Vol. 11438, Page J
03 and in Deed Book 3489, Page 524, Recorder’s Office, Franklin, County, Ohio.



Executed this ______ day of~ 2022.

The Crawford L. Nichols and Margaret A. Nichols
Revocable Liv Tr St dated January 20, 2005

By: William C. Nichols, Trustee

State of oh i ~

County of ______________ ss:

This is an acknowledgment. No oath or affirmation was administered to the
signer with regard to the notarial act.

T,~e foregoing instrument was acknowledged before me this ) day of
•)~4~~y, 2022, by William C. Nichols, Trustee of The Crawford L.
Nichols and Margaret A. Nichols Revocable Living Trust dated January 20,
2005.

In Testimony Thereof, I have hereunto subscribed my name and affixed my
official seal on the day and year last aforesaid.

SAMANTHA MCGREGOR
Notar~i Public. State of~ ot P ic

My Commission Expires May 18, 2027
Ohio Revised Code*~

This instrument prepared by Magnuson & Barone, Attorneys at Law



EXHIBIT ‘A’
File Number: 2532022-01082

LEGAL DESCRIPTION

Situated in the State of Ohio, County of Franklin, and in the Township of Brown:

Being in Virginia Military Survey No. 6637, containing 5.250 acres of land, more or
less, out of that 90.112 acre tract of land described in a deed to Fred G. Rucker of
record in Deed Book 3273, Page 575 (all reference to Deed Books in this
description refer to the records of the Recorder’s Office, Franklin County, Ohio),
said 5.250 acre tract being more particularly described as follows: BEGINNING at
the centerline intersection of Walker Road and Patterson Road, and angle point in
a northerly line of said 90.112 acre tract;

Thence N 55 deg. 59’ 23” E, with a northerly line of said 90.112 acre tract, with a
southerly line of Parcel V as described in a deed to Nettie B. Evans, of record in
Deed Book 2288, Page 431, a distance of 1198.75 feet to the northeaster most
corner of said 90.112 acre tract;

Thence S 34 deg. 53’ 05” E, with an easterly line of said 90.112 acre tract, with a
westerly line of that 64 317 acre tract described in a deed to Dora Barrett et al (3), of
record in Deed Book 3196, Page 64, a distance of 191.07 feet to a point;

Thence S 55 deg. 59’ 23” W, a distance of 1195.21 feet to a point in the centerline of
said Walker Road;

Thence N 35 deg. 56’ 42” W, with said centerline of Walker Road, a distance of
191.15 feet to the point of beginning and containing 5.250 acres of land more or
less. Subject to all rights-of-way, easements and restrictions, if any, of previous
record.

Parcel ID#: 120-000506-00

(~)
(e~





Chad Kerns
3166 Walker Road
Hilliard, Ohio 43026
Phone: (614) 359-3555
Email: raccooncreekls@gmail.com

March 24, 2026

Franklin County Board of Zoning Appeals
Franklin County Economic Development & Planning
150 South Front Street
Columbus, Ohio 43215

Re: Letter of Support — Area Variance Application

Applicants: Adam & Brittany Ellis, 3200 Walker Road, Hilliard, Ohio 43026

Dear Members of the Board of Zoning Appeals,

My name is Chad Kerns and I own the property at 3166 Walker Road, which shares the
southeast lot line with the Ellis property at 3200 Walker Road. I am writing in support of their
request for an area variance to reduce the side yard setback from 20 feet to 15 feet for a
proposed accessory structure.

I have no objection to their building being located closer to our shared property line. Both of our
properties currently have existing accessory buildings that sit well within 5 to 10 feet of the
property line, and this has never caused any issue between us. A 15-foot setback is more than
adequate and I am fully comfortable with it.

I respectfully ask the Board to approve the variance. Please feel free to contact me with any
questions.

Sincerely

Chad Kerns
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