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 *MINUTES* 
Thursday, October 30, 2025 at 6:00 PM 

Byxbe Campus Conference Room, 1610 State Route 521, 
Delaware, Ohio 43015 

 
 
ADMINISTRATIVE BUSINESS 

▪ Call to order 
▪ Roll Call 
▪ Approval of September 25, 2025 RPC Minutes 
▪ Executive Committee Minutes of October 21, 2025 
▪ Statement of Policy  

 
CONSENT AGENDA (Final Plats)    Township Lots/Acres 
12-25  Honey Grove – Northstar Berkshire/Kingston 54 lots / 26.164 acres 
17-23 Oaks at Berlin Berlin 21 lots / 18.24 acres 
 
ZONING MAP/TEXT AMENDMENTS 
31-25 ZON Trilogy Real Estate Delaware, LLC – Orange Twp. – 13.397 acres – PC to PC - Clear Creek 
32-25 ZON   T John Wicks, RPDD – Orange Twp. – 8.34 acres – FR-1 to SFPRD – Hidden Oaks 
33-25 ZON RISE Galena LLC – Berlin Twp. – 10.28 acres – NCD to PCD – Rise Commercial District 
                     T=Tabled 
 
VARIANCE / EXTENSION 
22-20.V Porshi  Orange  19 lots / 9.68 acres 
 
SUBDIVISION PROJECTS    Township  Lots/Acres  
Preliminary     
17-25 Liberty Place  Liberty 17 lots / 20.248 acres 
18-25  Oakwood Reserve  Orange 68 lots / 23.901 acres 
 
OTHER BUSINESS 

• 2026 Budget – 1st review 
• Draft 2026 DCRPC Meeting schedule  
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ADMINISTRATIVE BUSINESS 
 

▪ Call to Order  
Vice Chairman Snodgrass called the meeting to order at 6:00 p.m.  
 

▪ Roll Call 
Representatives: David Weade, Meghan Raehll, Stephen Serio, Duane Matlack, Gary Merrell, Glynnis 
Dunfee, Sarah Holt, Matt Shock, Mike Cannon, David Willyerd, Staci Hood, Jeffrey Warner, Robin 
Duffee, Joe Proemm, Ed Snodgrass, Josh Vidor, Molly Drayer, Kent Manley, Mike Dattilo and Doug 
Price. Alternates: Cheryl Friend, David Setzer, Chad Green, and Sarah Noel.  Staff: Scott Sanders, 
Brad Fisher, Da-Wei Liou and Stephanie Matlack.  
 

▪ Approval of the RPC Minutes September 25, 2025 
Mr. Price made a motion to Approve the minutes from the September 25th meeting, seconded by Mr. 
Matlack.  VOTE: Unanimously For, 0 Opposed. Motion carried. 
 

▪ October 21, 2025 Executive Committee Minutes 
 

A. Call to order 
Chairman Shafer called the meeting to order at 8:51 a.m. Present: Joe Shafer, Robin Duffee, Gary 
Merrell, Tiffany Maag and Ed Snodgrass.  Staff: Scott Sanders and Stephanie Matlack. 
 

B. Approval of Executive Committee Minutes from September 17, 2025 
Ms. Maag made a motion to Approve the minutes from the last meeting.  Mr. Duffee seconded the 
motion.  VOTE: Majority For, 0 Opposed, 1 Abstained (Mr. Merrell). Motion carried. 
 

C. New Business 
1. Financial / Activity Reports for September 

 
REGIONAL PLANNING RECEIPTS    SEPTEMBER YTD TOTAL 
   General Fees (Lot Split)                             (4201) $820.00 $9,430.00 
   Fees A (Site Review)                                   (4202) $800.00 $5,600.00 
   Insp. Fees (Lot Line Transfer)                      (4203) $500.00 $3,100.00 
   Membership Fees                                       (4204)  $280,876.25 
   Planning Surcharge (Twp. Plan. Assist.)      (4205) $1,487.34 $14,967.06 
   Assoc. Membership (4206)   
   General Sales                                               (4220)   
   Charges for Serv. A (Prel. Appl.)                (4230) $18,270.00 $76,241.52 
   Charges for Serv. B (Final. Appl.)               (4231) $15,487.32 $87,209.49 
   Charges for Serv. C (Ext. Fee)                     (4232)  $2,100.00 
   Charges for Serv. D (Table Fee)               (4233)   
   Charges for Serv. E (Appeal/Var.)               (4234)  $3,511.06 
   Charges for Serv. F (Planned District Zoning) (4235)  $4,800.00 
    Charges for Serv. G (Easement / Plat Vacation) (4236) $500.00 $1,000.00 
    
OTHER DEPT. RECEIPTS    
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   Health Dept. Fees                                        (4242) $200.00 $2,125.00 
   Soil & Water Fees                                      (4243) $800.00 $5,200.00 
   Commissioner’s fees (4244) $345.00 $2,124.00 
    
MISCELLANEOUS REVENUE    
   Other Reimbursements                                (4720)   
   Other Reimbursements A (4721)   
   Other Misc. Revenue (GIS maps) (4730)   
   Misc. Non-Revenue Receipts (4733)   
   Sale of Fixed Assets (4804)     
TOTAL RECEIPTS  $39,209.669 $498,284.38 

  
Balance after receipts                 $1,156,310.32 
 Expenditures         - $     41,576.26 
End of September balance (carry forward)               $1,114,734.06 

 
2. RPC Preliminary Agenda October 

a) Sketch Plans    
N/A 
 

b) Zoning Map / Text Amendments 
• Trilogy Real Estate Delaware, LLC – Orange Twp. – 13.397 acres – PC to PC – Clear Creek 
• John Wicks, RPDD – Orange Twp. – 8.34 acres – FR-1 to SFPRD – Hidden Oaks 
• RISE Galena LLC – Berlin Twp. – 10.28 acres – NCD to PCD – Rise Commercial District 

 
c) Subdivision Projects               Township     Lots/Acres  

 Preliminary 
• Liberty Place  Liberty 19 lots / 9.68 acres 
• Oakwood Reserve (fka Aurora Farms)  Orange 68 lots / 23.901 acres 

 
Final 
• Honey Grove – Northstar Berk./Kin. 54 lots / 26.164 acres 
• Oaks at Berlin Berlin 21 lots / 18.24 acres 

 
Variance / Extension 
• Porshi  Orange 19 lots / 9.68 acres 

 
3. Director’s Report 

 
Transportation Advisory Committee 
Hosted by MORPC, these are monthly in-person meetings. Scott attended on October 1.  
 
Active Transportation Committee 
Hosted by MORPC, these are hybrid meetings that occur quarterly. Active transportation projects are shared 
– most activity is urban in nature, occurring in Columbus and suburbs. The Active Transportation 
Committee provides leadership and guidance in the realm of active transportation. The committee provides 
a forum to share information about best practices and collaborate on shared interests. The group consists of 
diverse representatives throughout Central Ohio including local governments, public agencies, non-profit 
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organizations, and private interests. Brad will be attending the October 29th Q4 meeting. 
 
 
DCRPC-Managed Projects 
 
Berkshire Township Zoning Project  
Township is working with an external consultant to study certain parts of its Zoning Resolution. Staff is 
finishing a final draft of the Comp Plan and proceeding to start meetings with the Zoning 
Commission/Steering Committee.  
 
Radnor Township Comprehensive Plan  
Staff is meeting monthly with the Radnor Township Comprehensive Steering Committee to create Radnor’s 
first Comprehensive Plan.  Once the Plan is adopted the Township plans on adopting their own Zoning 
Resolution. Brad attended the October 1st Steering Committee meeting, completed a Walk Audit on October 
3rd and an active survey is available for the next two weeks to gain resident feedback. The Plan should be 
completed within the next 8 months.   
 
Concord Township Comprehensive Plan 
Staff is working with the Zoning Commission on various updates in existing sections of the Zoning 
Resolution. Attended on October 1, “Final” Steering Committee draft is complete – presenting to Trustees in 
November. 
 
Food System Capacity Building Project 
Collaboration between the Delaware Public Health District, DCRPC, the United Way of Delaware County, and 
the Delaware County Hunger Alliance (DCHA) to address food insecurity and promote healthy eating for 
residents within Delaware County. Brad attended the Hunger Alliance meeting on October 10th. The final 
component of this project is nearly complete, which is creating a food policy brief that is focusing on how 
Delaware County Transit (DCT) can help address food insecurity with their riders.   
 
Project-specific/other meetings 
 
Sunbury Parkway: ODOT completed an Environmental Assessment Reevaluation in February, 2025 and will 
update the construction phasing schedule if needed. https://PublicInput.com/SunburyParkway; 
https://www.transportation.ohio.gov/projects/projects/90200.  
 
US 23 Connect: The U.S. 23 Corridor Action Plan was completed in January, 2025. It explains the outcome of 
the 2024 Preliminary Feasibility Study and details the proposed improvement areas.  
https://publicinput.com/23connect   
 
Participated in a webinar on 9/29 where ODOT gave some general updates.  
 
County Planning Directors Association of Ohio is hosting a discussion on the proposed House Bill 361 and 
the impact it could have on Township Zoning processes. https://ohiohouse.gov/legislation/136/hb361 
 
Rep for the Industrial site behind Menards met with staff to discuss splitting the parcel for development of 
two large spec buildings.  
 
Participated in a stakeholder interview with Civic Uplift, which is performing the County’s 2025-2029 
Consolidated Plan which will guide future funding from the US Dept. of Housing (i.e., CDBG Block Grants).  
 
Safe Routes to School (Berlin Twp.) – Brad attended a kickoff meeting on October 2.  
 
Trail Committee met on October 2 to discuss this year’s grant applications and future activity.  

 
4. 2026 Budget – 1st Review 

 

Mr. Sanders presented the proposed budget for 2026.  This proposal uses actual and predicted revenue 
and expenses.  In addition to staff’s draft projections, the following topics/changes were discussed: 

https://publicinput.com/SunburyParkway
https://www.transportation.ohio.gov/projects/projects/90200
https://publicinput.com/23connect
https://ohiohouse.gov/legislation/136/hb361
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a) Projected platting revenue is conservative at $225,000. 
b) Consideration for increasing the Sketch Plan application fee to align with all other subdivision 

fees (increase of $100). 
c) Salaries budgeted at 4% increase. No staffing changes anticipated. 
d) Health Insurance rates were provided by the County Administrator and show an increase of 

13.2%. 
e) Materials and supplies are conservative estimates, including purchasing 2 new computers (due 

to software incompatibility) and monitors. There are no other significant expenses anticipated 
for 2026. 

f) Audit services are estimated at $2,500 (completed every two years). 
g) Membership dues were calculated with a 75¢ per capita (same as 2025). 

  
The full Commission will review the draft budget at the October RPC meeting. The Executive 
Committee will make recommendations at their November meeting and the full Commission vote will 
take place at the November 20th RPC meeting. 

 
5. 2026 Draft Meeting Schedule was presented.  All monthly RPC meetings to be held on the last 

Thursday of each month except for November and December in the Large Conference room. 

 
D. Adjourn  

Having no further business, Mr. Merrell made a motion to adjourn the meeting at 9:48 a.m.  Mr. 
Duffee seconded the motion.  VOTE: Unanimously For, 0 Opposed. Motion carried. 
 

The next regular Executive Committee meeting will be Wednesday, November 12, 2025 at 8:45 a.m. at 
1610 State Route 521, West Conference Room, Delaware, Ohio, 43015. 

 
 
• Statement of Policy 

As is the adopted policy of the Regional Planning Commission, all applicants will be granted an 
opportunity to make their formal presentation.  The audience will then be granted an opportunity to 
comment followed by questions from the Commission.  This policy was adopted by the Regional 
Planning Commission to provide for the orderly discussion of business scheduled for consideration.  
The Chairperson may limit repetitive debate. 
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CONSENT AGENDA (Final Plats)   
 
12-25  Honey Grove – Northstar - Berkshire/Kingston Twp.’s - 54 lots / 26.164 acres 
 
Conditions  
Applicant: Pulte Homes of Ohio, LLC. / Engineer: Kimley-Horn 
Subdivision Type: Single Family Planned Residential 
Location: North of Wilson Rd. and Honey Grove Dr. 
Zoned: Planned Residential (PRD)  /  Preliminary Approval: 10/24/24 (overall Del Webb Northstar) 
Utilities: Del-Co Water, central sanitary sewer  /  School District: Big Walnut 

 
 
Staff Comments 
Honey Grove – Northstar is a 54-lot residential subdivision located on the north side of Wilson Road, east of 
N. Galena Road. This development will extend off of Honey Grove Drive and the Northstar-Goldwell 
Neighborhood, Section 2 subdivision and is part of the Del-Web Northstar Preliminary Plan.  
 
The applicant has presented to the RPC Office a Final Plat (mylar) signed by the various County agencies, a 
requirement for Final approval. 
 
Staff Recommendation 
Staff recommends Final Approval of Honey Grove – Northstar to the DCRPC. 

 
Commission / Public Comments  
Ms. Holt made a motion for Final Approval of Honey Grove – Northstar.  Ms. Raehll seconded the motion. 
VOTE: Majority For, 0 Opposed, 2 Abstained (Berkshire and Kingston Twp.’s).  Motion carried. 

 
  --------------------------------------------------------------------------------------------------------------------------------- 
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17-23 Oaks at Berlin – Berlin Twp. - 21 lots / 18.24 acres 
 

Conditions  
Applicant: Chandra Bhupathiraju / Engineer: EP Ferris 
Subdivision Type: Single Family Planned Residential and Commercial 
Location:  East side of Piatt Rd., north of Glenmead Dr. 
Zoned: R-1.85/PRD and PC  /  Preliminary Approval: 10/26/23 
Utilities: Del-Co Water, central sanitary sewer  /  School District: Olentangy 

 
 

Staff Comments 
Oaks at Berlin is a 20-lot single-family residential subdivision with one commercial lot that fronts on Piatt 
Road. The subdivision is located on the east side of Piatt Rd., and north of Glenmead Dr. Preliminary 
approval was granted in October 2023 and the applicant is now requesting Final Plat approval. 
 
The applicant has presented to the RPC Office a Final Plat (mylar) signed by the various County agencies, a 
requirement for Final approval. 
 
Staff Recommendation 
Staff recommends Final Approval of Oaks at Berlin to the DCRPC. 

 
Commission / Public Comments  
Ms. Holt made a motion for Final Approval of Oaks at Berlin.  Ms. Raehll seconded the motion. VOTE: 
Majority For, 0 Opposed, 2 Abstained (Berkshire and Kingston Twp.’s).  Motion carried. 

 
  --------------------------------------------------------------------------------------------------------------------------------- 
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ZONING MAP/TEXT AMENDMENTS 
 
31-25 ZON Trilogy Real Estate Delaware, LLC – Orange Twp. – 13.397 acres – PC to PC - Clear Creek 
 
Request 
The applicant, Trilogy Real Estate Delaware, LLC, on behalf of the owner, Home High LLC, is requesting a 
13.397-acre PC District Amendment and modified Development Plan within the Clear Creek development to 
allow a campus with an assisted living facility and independent living units. 
  
Conditions 
Location: north and south of Home Rd., west of Columbus Pike 
Present Zoning: Planned Commercial and Office District (PC) / Proposed Zoning: Modified development plan 
Present Use(s): vacant / Proposed Use(s): Independent senior housing and memory care, assisted living 
Number of units requested: 108 assisted living units, 30 patio-style homes   
School District: Olentangy  /  Utilities Available: Del-Co Water and central sanitary sewer 
Critical Resources: none / Soils: GwC2, GwB, BoA, , PwA  

 

 
 
Introduction 
The applicant is requesting to amend an existing Development Plan so that the southern 13.397 acres (11.64 
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net acres) of “Parcel 2”, or now “Subarea 2A” can be developed with an independent senior housing facility, 
patio homes and a clubhouse. The remaining land (including land north of Home Road) are to be developed at 
a later date.  
 
The proposed development includes a 62,720 sq. ft.  two-story “campus building” with 108 units, 30 patio-style 
units in 15 duplex buildings, a clubhouse, memory garden, two (2) stormwater ponds and 125 parking spaces. 
As a commercial use, the density is not defined. However, there is a residential component to this development 
and the proposed gross density is 11.86 du/acre. It should be noted that senior housing/independent living 
units are not permitted in the PC district. The proposed uses are permitted in the Planned Elderly Residential 
District (PERD), which allows for a maximum density of twelve (12) residents per gross acre. The purpose of the 
PERD as noted in the Zoning Resolution is “for a range of residential opportunities specifically planned and 
developed for persons 55 years of age or older in order to afford these persons the benefits of independent 
living, assisted living, or nursing home care.” 
 
The current development site (parcel 2/subarea 2A) is south of Home Road, fronts on Gooding Boulevard, and 
backs up to U.S. 23. The Orange Township pedestrian overpass crosses the southern portion of the site and 
connects to the sidewalk along Gooding Boulevard. The Delaware County District Library – Orange Branch is 
located on the adjacent property to the south, and single-family residential subdivisions are developed on the 
west side of Gooding Boulevard.  
 
Comprehensive Plan  
Orange Township’s 2018 Comprehensive Plan includes the site in Subarea 8 – Olentangy Valley Central and 
acknowledges that this site is zoned Planned Commercial and Office (PC). It recommends continued PC zoning 
to serve as a transition to residential uses. The Plan also supports connecting bike/pedestrian paths. Public 
input in the plan stated that residents and business owners wish to see more well-planned, commercial 
development to help balance out the overwhelmingly residential development of the Township. The proposal 
does not adhere to the Plan’s recommendations as residential uses are not supported in this area. However, Staff 
notes that the care facility may serve as a transition from the surrounding single-family residential uses to the 
proposed commercial uses on the other parcels. Based on the materials submitted and other Trilogy Health 
Services developments that have been constructed (26 within 100 miles), the aesthetics of the building and 
landscaping are high-quality and may blend well with this area. 
 
Route 23 Corridor Overlay District (RCOD)  
The potential RCOD covers this area and supports Mixed Use Development. A residential component is 
permitted if located above a commercial use and is not to exceed a residential density of eight du/acre. Similar 
to the Comprehensive Plan recommendations and the PC standards, the proposed development is not 
supported by the RCOD. 
 
Issues  
Traffic and access: There is currently one drive apron which aligns with existing Daymark Drive. This apron will 
be removed and a single, right-in/right-out access point will be created north of that site providing access from 
Gooding Blvd. The approved overall Development Plan allows a full access at approximately this proposed 
location. The County Engineer’s office will need to confirm whether this offset intersection is at an appropriate 
location to reduce conflicting turns. Gooding Boulevard is a two-lane road with a continuous turn-lane 
throughout its entire length.  
 
Drainage: Two stormwater ponds are proposed at the northeast and northwest corners of the site. These ponds 
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will outlet to the west through drainage structures under Gooding Blvd. as identified on the Utility Plan (sheet 
C300). 
 
Signage: A signage plan was not provided and no sign location was indicated on the site plan.  
 
Lighting: A lighting plan was submitted and includes wall lights and light poles in the parking lot.  
 
Landscaping: A landscape plan was submitted. There is a landscape buffer along US-23, tree islands in the 
assisted living parking lot, landscape buffer along Gooding Blvd. and just under one (1) street tree per patio 
home. 
 
Sanitary Treatment: Public sanitary sewer will be served by Delaware County. 
 
Open Space: Required minimum open space is 25%. It is unclear what the proposed open space for this 
development is, and how the modified development plan will impact the total open space for the remaining PC 
area to the north. Additional details should be provided to the township to ensure this requirement is met.  
  
Divergences   
Seven (7) divergences are requested; however, it appears only six (6) are required: 
 

1. Sec. 14.03(d) – Additional uses to permit memory care, assisted living facilities, and a clubhouse. These 
uses will serve the senior independent living facilities in Subarea 2A.  

2. Sec. 14.05(d) – Request to permit temporary sales trailers until a certificate of occupancy is issued on the 
site being developed. This is particularly important for advanced sales and/or leasing on a vacant site 
that is being developed. Staff comment: This is reasonable and expected during construction of this type of 
development. The Township should place limits on the time such a trailer can be in use.  

3. Sec. 14.05(f) – Request to permit residential uses on site. 
4. Sec. 14.06 – General Development Character: A divergence from this section does not appear to be 

necessary, but there are required divergences as described in the body of the request. 
1.) To allow the orientation of structures of an integrated development in Subarea 2A to face the 
interior of Subarea 2A and its access streets; Staff comment: the PC district does not restrict the principal 
structure orientation. 
 
2.) Perimeter Setbacks: to reduce the perimeter building setback from U.S. 23 from 80 feet to 70 feet; 
Staff comment: front setback is established in Sec. 21.09 (added below/#7) (3) maximum permitted building 
height is 50 feet, not 36 feet. 
 
3.) Maximum Building Height: to increase the maximum height of two (2) story buildings in Subarea 
2A from 36 feet to 38 feet; Staff comment: this change appears to be negligible. 
 
4.) Roof Form: to amend the roof form and minimum slopes to allow for a low slope and flat roof 
elements as roof design features; Staff comment: there is no requirement for roof form. 
 
5.) Exterior Cladding: to allow the orientation of the structures in a unified development in Subarea 
2A to have their primary front elevations facing the interior of the Subarea; (6) Street Lighting: to 
permit street lighting in Subarea 2A. Staff comment: there is no requirement for roof form or street lighting. 
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5. Sec. 21.01(d) – Parking Area Location: 

a. Parking in front of the main structure may be permitted only if not more than forty percent 
(40%) of the front setback area outside of the right-of-way is occupied by parking. 

Staff notes that it appears all but two (2) spaces are located behind the front building line and this 
divergence may not be required.  

b. Allow parking in front of main structures and senior facilities if not more than 50% of the front 
setback area outside of the road right-of-way is occupied by parking. The remaining 50% of the 
front setback outside of the road right-of-way shall be green space adjacent to the road(s) 
frontage(s). Staff comment: same comment as above. 
 

6. Sec. 21.03 - Structure Separation must be 25 feet; proposed principal building separation in Subarea 2A 
for senior independent living facilities is (10) feet. 

Staff has no concerns with this request, provided the township and other agencies have no concerns, 
provided A/C units and other mechanical devices are not located within this setback. The units directly west 
of this site in the Courtyards at Clear Creek development show a 10-foot building separation.  
 

7. Sec. 21.09 – Reduce setback from U.S. 23 from 80 feet to 70 feet. Staff has no concerns with this request 
as this only impacts a sliver of the northeast corner of the Campus Building and appears to be negligible.    

 
Staff Summary 
In general, although the Comprehensive Plan does not explicitly support residential uses here, the proposed use 
and style of construction could blend well with the community. The applicant could consider the Planned 
Elderly Residential District (PERD). However, Staff understands that Orange Township continues to review a 
Zoning Resolution overhaul which removes the PERD as an option and includes Senior Assisted and Senior 
Independent facilities in the Commercial Corridor (CC) district. This suggests that the new code will allow 
these uses in similar areas as current Planned Commercial districts. If the Orange Township Zoning 
Commission and Trustees decide to approve the request, Staff recommends the conditions listed below. 
 
Staff Recommendations 
Staff recommends Conditional Approval of the rezoning request by Trilogy Real Estate Delaware, LLC from 
PC to PC to the DCRPC, Orange Twp. Zoning Commission and Orange Twp. Trustees, subject to the 
following: 

1. That the amount of dedicated open space be identified (min. required is 25%);  
2. That a dense landscape buffer be provided along the northern proposed property line; 
3. Appropriate sign exhibits and a lighting plan be submitted; 
4. That the County Engineer’s Office approve the driveway location; and 
5. That all other requirements in the Zoning Resolution and Development Plan requirements be met.  

 
Commission / Public Comments  
Ms. Catherine Cunningham, Attorney with Kegler, Brown, Hill & Ritter, Co. along with Joe Nawrocki with 
Trilogy Real Estate Delaware LLC were present.  She explained that the Township is planning to get rid of the 
PERD zoning classification in their zoning code update. The concept of the Trilogy development is a continuum 
of care on the same site: independent to assisted to memory care.  The use variance would only be for the 
independent living portion. With regards to the staff comments, they [the applicant] will provide evidence of the 
open space requirement being met along with the additional signage information. The adjacent neighborhood 
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association is supportive of this project.  
 
Ms. Holt stated that she feels there is a missed opportunity with the layout in that they are not taking advantage 
of the drainage way that is preserved to the west.  That could be a real focal point for this community instead of 
just being paved over and would give the open space a purpose.   
 
Mr. Matlack made a motion to recommend Conditional Approval of the rezoning request by Trilogy Real 
Estate Delaware LLC, subject to staff comments #1-5.  Mr. Price seconded the motion.  VOTE: Majority For, 
0 Opposed, 1 Abstained (Orange Twp.).  Motion carried. 

 
------------------------------------------------------------------------------------------------------------------------------------------------------- 

 
32-25 ZON John Wicks, RPDD – Orange Twp. – 8.34 acres – FR-1 to SFPRD – Hidden Oaks 
 
** The Township has requested to withdraw this application from the October agenda on behalf of the applicant.** 

 
------------------------------------------------------------------------------------------------------------------------------------------------------- 

 
33-25 ZON RISE Galena LLC – Berlin Twp. – 10.28 acres – NCD to PCD – Rise Commercial District 

 
Request 
The applicant, RISE Galena LLC, on behalf of owners Hill Family Enterprises, is requesting a 10.28-acre 
rezoning from NCD to PCD to allow a multi-building co-warehousing development. 
 
Conditions 
Location: 320 S Three B’s & K Rd. 
Present Zoning: Neighborhood Commercial (NCD) / Proposed Zoning: Planned Commercial (PCD) 
Present Use(s): Commercial / Proposed Use(s): multi-building co-warehousing  
School District: Olentangy 
Utilities Available: Del-Co Water / central sanitary sewer  
Critical Resources: none / Soils: CaB, BeB, BeA 
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Introduction 
The RISE Commercial District development site is located on the west side of S. Three B’s and K Road and just 
south of U.S. 36/S.R. 37. Proposed uses include professional offices, warehouse, and self-storage, all of which 
are permitted in the PCD. The development will include eight (8) buildings that will provide storage units as 
well as flex-work space for small businesses. The site plan also shows 118 (6 ADA) parking spaces, one (1) 
stormwater pond and a six (6) foot-tall perimeter fence. The site will be gated with 24-hour access, shared office 
and warehouse amenities, and a full-time on-site manager. 
 
The area to be rezoned includes two lots that were platted in 1982, one of which is developed with an existing 
single-family home that will be demolished to allow for this development. There are also two (2) other lots 
included that surround these residential lots and 2.5-acres of the lot to the north that is already zoned PCD and 
used for storing vehicles outside. That PCD site began to develop in the late 1990s, has added storage unit 
buildings over time, and was eventually platted in 2005 as the Hill Family Enterprises Plat. “Future right-of-way” 
was identified on that plat in the 2.5-acre area under the high-voltage electric easement. That PCD should be 
fully reviewed by the Township to ensure it will still meet PCD requirements despite losing 2.5 acres to this 
development. 
 
Comprehensive Plan  
Berlin Township’s 2023 Comprehensive Plan includes the site in Planning Area 1L and supports commercial, 
mixed-use, and multi-family uses as recommended in the BIO overlay. This use is permitted in the PC district, 
and no divergences have been requested.  
 
Issues  
Tract Size: The minimum required acreage in the PC District is 10 acres, and the proposed site is 10.28. 
 
Traffic and access: A single access point is located at the northeast corner of the site, just south of the high-
voltage power lines. 
 
Drainage: One (1) stormwater pond is located on the west side of the site. The Stormwater Management Plan 
states that the proposed drainage conditions will largely match the existing conditions. Development of the site 
will be reviewed by the County Engineer’s office.  
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Signage: Signage detail was not provided. If signage is proposed, a sign detail must be approved as part of the 
development plan.   
 
Lighting: “Lighting” is noted in the legend of plan sheets, but no additional details were provided (height, 
fixture type, etc.). Staff recommends cut-off fixtures.  
 
Sanitary Treatment: The site shows the sanitary sewer line extending from the north. However, there is no 
letter from the Delaware County Sanitary Engineer’s office confirming availability.  
 
Open Space and Landscaping: The minimum required 20% is exceeded by a proposed 25.9%. 
A landscaping plan was submitted. There is a dense landscape buffer between the development and S. Three B’s 
and K Road, and landscaping is indicated along the southern and western property lines.  
 
Staff Recommendations 
Staff recommends Conditional Approval of the rezoning request by RISE Galena LLC from NCD to PCD 
to the DCRPC, Berlin Twp. Zoning Commission and Berlin Twp. Trustees, subject to: 

1.) Provide a signage detail that meets all signage requirements; 
2.) Receive written notice from Sanitary Engineer that public sanitary sewer can serve the site; 
3.) Submit a Development Text as required in the PCD; 
4.) Submit elevations and architectural details; and 
5.) Vacate the existing Cliff Subdivision plat and/or plat the development site. 

 
Commission / Public Comments  
Mr. Zach Rodenbarger, Rylinn Engineering, was present to answer questions from the Commission.  He 
explained the buildings to the south would be more warehouse-style structures with a garage bay where tenants 
could pull a truck into the bay and store any inventory they may have.  The two buildings up front where the 
parking is would be more of the office-style with a glass storefront. He explained typical tenants have a small 
business, possibly a business in the trades currently in their garages, and need a place to grow.  
 
Ms. Raehll questioned if there would be a different construction access other than what will be the final 
driveway access point as shown on this plan (far northeast corner). Mr. Rodenbarger explained not at this time 
but they are open to consideration if requested.  Ms. Raehll asked if Rise would give their assurance that any 
construction that takes place would only use the entrance that is shown on the current development plan in the 
northeast portion of the property as to not disturb the current residents. Mr. Rodenbarger stated that he would 
present this request to the applicant.  
 
Ms. Raehll stated that the landscaping between the residential property to the south of this parcel needs to be 
shored up a little bit more.  There have been concerns brought to the Township related to the buffering and the 
use of deciduous versus evergreen trees, mounding, fencing and the like, to ensure the areas abutting existing 
homes are protected. Mr. Rodenbarger understood her concerns. 
 
Mr. Weade asked if there were any proposed road improvements to Three B’s & K Road. Mr. Rodenbarger 
stated that there were not.  Mr. Weade asked if the County had looked into whether any ditch or road 
improvements were needed.  He mentioned that there are a lot of drainage problems on this road and the 
County should look at whether this development would be responsible for making any improvements versus the 
Townships being responsible. Mr. Sanders said that could be added as a condition for approval.  
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Ms. Drayer asked if the units were built out or if the tenant does that and if large trucks could get into the site.  
Mr. Rodenbarger stated that Rise would build out the buildings and then tenants would rent that specific unit. 
Each space is a little different with just garage space or office and garage space.  As for spacing, the types of 
vehicles that come in and out are more like pick up and box trucks, not semis. There is also a gated entrance for 
the warehouse area. The parking spaces to the north are for the glass storefront area. 
 
Mr. Weade stated Berkshire Township recently did a band-aid resurfacing of that road just to try to get by but 
there are still drainage problems along that area.  He encouraged the County Engineer to take a more in-depth 
look at solving the drainage issues with this property. He believes there needs to be some subsurface tile put in. 
Mr. Snodgrass said the motion could include a condition that the applicant work with the County Engineer on 
drainage concerns. Mr. Green stated that there will be right of way dedication with this project including ditch 
improvements along the front of this project. They (the applicant) can’t be asked to fix the entire road. The 
proposed retention pond is proposed to aide in the runoff. 
 
Mr. Duffee expressed concern that the applicant didn’t submit development text. He would recommend to the 
Township that when they get the development text that it includes a clear list of permitted and prohibited uses. 
He explained that there is a Rise commercial district in Orange Township and it’s great for the local business 
but there are things that go on in there that shouldn’t and Rise is good about working with the Township on 
those issues.  
 
Mr. Price made a motion to recommend Conditional Approval of the request by RISE Galena LLC from 
NCD to PCD, subject to: 

1.) Provide a signage detail that meets all signage requirements; 
2.) Receive written notice from Sanitary Engineer that public sanitary sewer can serve the site; 
3.) Submit a Development Text as required in the PCD including permitted and prohibited uses; 
4.) Submit elevations and architectural details; 
5.) Vacate the existing Cliff Subdivision plat and/or plat the development site; and  
6.) Roadway and ditch improvements associated with this development must meet all County 

Engineer requirements. 
Mr. Manley seconded the motion.  VOTE: Majority For, 0 Opposed, 1 Abstained (Berlin Twp.).  Motion 
carried. 
 

------------------------------------------------------------------------------------------------------------------------------------------------------- 
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VARIANCE / EXTENSION  
 
22-20.V Porshi - Orange Twp. - 19 lots / 9.68 acres 
 
Applicant: Porshi Development LLC. / Engineer: EDB International Inc. 
Subdivision: Porshi /  Preliminary approval: 10/29/20  
Extensions granted: 10/27/22–10/27/23, 10/26/23–10/26/24, 10/24/24–10/24-25 

 
 
Request 
The applicant is requesting a third extension via Variance request for six-months for the Porshi subdivision. 
The proposed subdivision is located on the west side of S. Old State Rd., north of E. Orange Rd.  
 
Facts 

1. The Subdivision Regulations require that a Final plat be submitted within 2 years of Preliminary plan 
approval;  

2. Porshi received Preliminary approval on October 29, 2020;  
3. The project was given a 1-year extension on October 27, 2022;  
4. A variance for an additional 1-year extension was granted on October 26, 2023; 
5. A second variance for an additional 1-year extension was granted on October 24, 2024, and  
6. The applicant is requesting a third variance for an additional 6-month extension. 
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Criteria for a Variance 
The burden is on the applicant to demonstrate in writing, each of the following: 

 
1) The granting of this variance request shall not be detrimental to the public health, safety and welfare and 

not injurious to other property. 
 
2)  The conditions upon which this variance request is based are unique to the property for which this 

variance is sought. 
 
3)  Due to the physical surroundings, shape, or characteristics of the property, a particular hardship to the 

owner would result, as distinguished from a mere inconvenience, if the strict letter of the Delaware 
County Subdivision Regulations were carried out. 

 
4)  The granting of this variance will not vary the provisions of the applicable zoning regulations, 

comprehensive plans, or other existing development guidelines and regulations, nor shall it otherwise 
impair the intent and purpose of these regulations, or the desirable development of the neighborhood 
and community. 

 
Applicant’s Response: “Due to the unforeseen circumstances, construction was put on hold till end of 2023. 
Legal issues have been resolved and construction begun on January 2024.  The site and utilities installation is 
completed.  Final grading and road construction is underway and expected to be done this year.  
 
Once the curb is installed and pavement are installed and accepted by the County Engineers office; Owner would 
like to reduce the bond and recording the plat will be completed. 
 
Final Plat is also submitted and on hold. The Bike Path easement issue with Orange Township is conceptually 
agreed.  Attorney is putting together the deed for easement for approval. 
 
Under these circumstance, EDB International Inc., on-behalf of the PORSHI Development LLC., requesting for six 
months of extension for recording the Final Plat.” 

 
Staff Comments 
No adjacent developments rely on the improvements of this project and the proposed road will be private, only 
serving this development. While staff has concerns about the pace of this project and recent issues with adjacent 
property owners, the applicant has made recent progress and Staff has reviewed a draft plat this month that 
should be ready to submit by the November RPC deadline. A previous sanitary sewer installation issue has been 
resolved, and sewer infrastructure continues to be installed.  

 
Staff recommendation 
DCRPC staff recommends, based on the Findings of Fact, the Variance request from Sec. 102.03 & 204.04 for 
Porshi and a six-month Extension of the Preliminary Plan be Approved.  

 
Commission / Public Comments  
Mr. Patrick Altvater, attorney representing Porshi, was present to represent the applicant. He explained that 
with the change in contractors and the lawsuit with the neighbor regarding the sanitary easement, this project 
has taken longer than anticipated.  He said the curb is in and asphalt should be in next week. 
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Mr. Shock made a motion to Approve the Variance request for Porshi along with a 6-month extension.  Mr. 
Vidor seconded the motion. VOTE: Unanimously For, 0 Opposed.  Motion carried. 

 
------------------------------------------------------------------------------------------------------------------------------------------------------- 

 
SUBDIVISION PROJECTS 
 
Preliminary      
17-25 Liberty Place – Liberty Twp. - 17 lots / 20.248 acres 
 
Conditions 
Applicant: BJ Builder, LLC.  / Engineer: Arcadis 
Subdivision Type: Single-Family Planned Residential  
Location: West side of Liberty Rd., south of Hyatts Rd. 
Current Land Use: Farm  
Zoned: Planned Residential /  Zoning Approval: January 6, 2025 
Utilities: Del-Co water and central sanitary sewer / School District: Olentangy 

 

 
 
Staff Comments 
The proposed Liberty Place residential subdivision fronts on both Hyatts Road and Liberty Road, and is 
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adjacent (east of) the CSX rail line. The development will include 17 single-family lots with a density of 0.84 
du/acre and lot sizes range from 0.304 to 0.931-acres. Open space of 37.6 percent (7.623-acres) is provided, 
which includes two (2) stormwater ponds, a multi-use path, landscaping, cluster mailbox unit, and a gazebo. 
High-voltage power lines cross the center of the property from northwest to southeast, located over the roadway, 
reserves and some property frontages.  
 
The development will gain access from Liberty Road with internal public streets that will terminate with cul-de-
sacs. Five-foot-wide sidewalks are located on both sides of the subdivision streets, which connect to the multi-use 
path. This development will occur in a single phase. 
 
A technical review committee meeting was held on October 21, 2025, after which the applicant has addressed 
all of the required changes. 
 
Staff Recommendation 
Staff recommends Preliminary Approval of Liberty Place to the DCRPC. 
 
Commission / Public Comments  
Mr. Eric Chenevey with Arcadis Engineering was present to represent the applicant. 
 
Mr. Vidor made a motion for Preliminary Approval of Liberty Place.  Mr. Matlack seconded the motion.  
VOTE: Majority For, 0 Opposed, 1 Abstained (Liberty Twp.).  Motion carried. 
 
  ----------------------------------------------------------------------------------------------------------------------------- 
 
18-25  Oakwood Reserve – Orange Twp. - 68 lots / 23.901 acres 
 
Conditions 
Applicant: Jared Schiff, Coltown Acquisitions / Engineer: DGL Consulting Engineer’s LLC 
Subdivision Type: Single-Family Planned residential 
Location: East side of North Rd., south of Shanahan Rd. 
Current Land Use: Vacant  
Zoned: Single Family Planned Residential District (SFPRD) / Zoning Approval: November 21, 2022 
Utilities: Del-Co water and central sanitary sewer / School District: Olentangy 
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Staff Comments 
The proposed Oakwood Reserve residential subdivision (f.k.a Aurora Farms during Sketch Plan) fronts on both 
North Road and Shanahan Road, and is adjacent (west of) the CSX and Norfolk Southern rail lines. The 
development will include 68 single-family lots with a density of 2.85 du/acre and a typical lot configuration of 
62 feet wide by 120 feet deep. Open space of 23.67 percent (5.66 acres) is provided, which includes a 
stormwater pond, a multi-use path, landscaping, and a cluster mailbox unit.  
 
The development will gain access from North Road, which aligns with the access point to North Farms, Section 
4 across the street. Internal public streets will provide frontage for all subdivision lots and terminate in two cul-
de-sacs. Five-foot-wide sidewalks are located on both sides of the subdivision streets, which connect to the multi-
use path along North Road. This development will occur in a single phase. 
 
A technical review was held on October 21, 2025, after which the applicant has addressed all of the required 
changes. 
 
Staff Recommendation 
Staff recommends Preliminary Approval of Oakwood Reserve to the DCRPC. 
 
Commission / Public Comments  
Mr. Cody Gable, DGL Consulting, was present to represent the applicant.   
 
Ms. Raehll asked about the multi-use path at the north end of this property.  Mr. Gable stated the path follows 
the west side of the property up across Shanahan Rd. The path on Shanahan Rd is 10’ wide with 2’ berms.  
 
Mr. Boysel asked about buffering from the railroad tracks.  Mr. Gable stated there is privacy fencing proposed.  
 
Mr. Weade asked what the minimum square footage of the homes is.  Mr. Duffee said around 1,200 sq. ft. 
 
Mr. Price made a motion for Preliminary Approval of Oakwood Reserve, seconded by Mr. Setzer.  VOTE: 
Unanimously For, 0 Opposed.  Motion carried. 
 
  ----------------------------------------------------------------------------------------------------------------------------- 
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OTHER BUSINESS 

• 2026 Budget – 1st review 
• Draft 2026 DCRPC Meeting schedule  
 

Mr. Sanders explained there is no recommendation to change the per capita membership fee for 
2026.  He explained it’s a guessing game as to how much development will come in so the revenue 
estimate is conservative.  The only fee being recommended for increase is the Sketch Plan fee ($400 
to $500).  Health Insurance rates increased by 14% (RPC is under the County plan). The proposed 
budget includes a 4% salary increase.  If the Commission has any questions, they are encouraged 
reach out to the Executive Committee or send an email.  Voting will take place at the November 20th 
RPC meeting. 
 
Mr. Serio expressed his disagreement with a 4% salary increase when the Federal government said 
inflation / cost of living is 2.8%, the max should be 3%. 
 
Mr. Sanders shared the proposed meeting schedule and have arranged the meetings around the 
holidays.  Please let staff know if something has been missed.  
 

Having no further business, Mr. Boysel made a motion to adjourn the meeting at 7:02 p.m.  Ms. Hood 
seconded the motion.  VOTE: Unanimously For, 0 Opposed. Motion carried. 
 

The next meeting of the Delaware County Regional Planning Commission will be Thursday,  
November 20, 2025, 6:00 P.M. at the Byxbe Campus Conference Room, 1610 State Route 521,  

Delaware, Ohio 43015. 
 
 
 

 
  

 
____________________________________         _________________________________________ 

Ed Snodgrass, Vice-Chairman      Stephanie Matlack, Executive Administrative Assistant 
  

 
 
  

 


