
 
              CITY OF PATASKALA BOARD OF ZONING APPEALS 

City Hall, Council Chambers 
621 West Broad Street 
Pataskala, Ohio 43062 

   
STAFF REPORT 

March 14, 2023 
 

Variance Application VA-23-004 
Applicant: EMH&T, Inc. 
Owner: M/I Homes of Ohio, LLC. 
Location: 0 Hazelton-Etna Road (PIDs:255-067746-00.000 and 255-069072-00.000) 
Acreage: +/- 128.12-acres 
Zoning: R-15 – Medium-High Density Residential 
Request: Requesting approval of a Variance from Section 1117.10 of the Pataskala Code 

to allow for four (4) intersections within the Forest Ridge single-family 
residential subdivision to not meet the requirement that streets shall remain in 
the angle of an intersection for at least 100-feet beyond the point of 
intersection. 

 
Description of the Request: 
The Applicant is seeking approval of a Variance from Section 1117.10 of the Pataskala Code to allow for 
four (4) intersections within the Forest Ridge single-family residential subdivision to not meet the angle 
of intersection requirements of the Pataskala Design Standards. 
 
Staff Summary: 
The approximately 128.12-acre total properties are located east of Hazelton-Etna Road SW (SR 310) and 
just north of the existing Ravines at Hazelwood and Hazelwood subdivisions. This acreage was annexed 
into the City of Pataskala from Harrison Township in 2015, with a Pre-Annexation Agreement authorized 
by City Council by Resolution 2015-035 on April 20, 2015 and placed within the City of Pataskala Utility 
Department’s service area. The property was zoned R-15 – Medium-High Density Residential per the Pre-
Annexation Agreement for a residential subdivision with approximately 243 single-family lots, more or 
less. 
 
Currently, the property is undeveloped and partially forested, however, it will be the location of the future 
Forest Ridge Subdivision. The development received Preliminary Plan approval from the Planning and 
Zoning Commission on May 5, 2021 (PP-21-001), with a subsequent Amended Preliminary Plan approved 
on September 7, 2022 (PP-22-001). As approved, the development will contain 254 lots at a density of 1.9 
units per acre with approximately 50-acres held in reserves as open space. Throughout the property there 
are many streams, creeks, and wetland areas. 
 
Per the approved Preliminary Plan, there were several items relating to the street design that require a 
Variance in order to proceed. As stated in Chapter 1117 – Design Standards, of the Pataskala Subdivision 
Code; Section 1117.10 states that streets shall remain in the angle of the intersection for at least 100-feet 
beyond the point of intersection. 
 
Within the Forest Ridge subdivision there are four (4) proposed intersections in which the side road tees 
into a curved road, which does not meet the requirement above.  
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According to the Narrative Statement as submitted by the Applicant, they believe that the unique physical 
features of the site; being hilly with steep slopes, multiple streams, wetlands, and large wooded areas 
create practical difficulties in developing the property in strict compliance with Pataskala Code. 
Specifically, in the case of this Variance request: the alignment in each intersection that does not meet 
code (where the street does not remain at the angle of intersection for 100-feet minimum) is to minimize 
impacts to the existing natural features such as streams and wetlands. Further stated, the proposed 
streets are low-speed, curbed subdivision streets in which the radius of each curve meets Pataskala Code 
and the Applicant does not believe that the requested Variance will be detrimental to public welfare. The 
Applicant believes the requested Variance minimizes impacts to the natural features of the property as 
an alternate design could cause the additional impact/removal of streams and trees. 
 
Staff Review:  The following review does not constitute recommendations but merely conclusions and suggestions 
from staff. 
As mentioned above, Section 1117.10 of the Pataskala Code, regarding Design Standards for 
Subdivisions, requires that streets shall remain in the angle of the intersection for at least 100-feet 
beyond the point of intersection. Four (4) of the intersections within the proposed Forest Ridge 
subdivision will not meet the minimum requirements of this section, they are as follows: 

• Ruby Road and Fannin Drive 
• Ruby Road and Waterlily Way 
• Ruby Road and Deagle Drive 
• Creekside Drive and Redbud Ridge Road 

 
Public Service Director (Full comments attached) 
This code helps keep intersections safe for drivers. By limiting when a change in the angle of the road 
can occur, the driver has less factors to worry about while maneuvering through the intersection. With 
that being said, due to the expected low amount of traffic that will come through the intersections of 
interest in this subdivision and the low speed of said traffic, the department does not anticipate any 
problems with this variance.  
 
City Engineer (Full comments attached) 
• Comment was made during Preliminary Plan review; intersections must remain tangent for 100’ per 

code. The Plan (at that time) lacked details to confirm. 
• The reason behind this code requirement is intersection site distance. Should Variance be granted, 

the developer should provide intersection site distance triangles, profiles, and/or mitigation. 

Other Departments or Agencies 
No other comments from applicable Departments or Agencies were received. 
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Surrounding Area: 

Direction Zoning Land Use 

North 
R-15 – Residential (Harrison Twp.) 
AG – Agricultural (Harrison Twp.) 

B-1 – Business (Harrison Twp.) 
Single-Family Homes 

East PDD – Planned Development District 
R-15 – Residential (Harrison Twp.) 

Scenic View Estates (Single-
Family) 

Beechwood Trails (Single-
Family) 

South R-15 – Medium-High Density Residential Ravines at Hazelwood, 
Hazelwood (Single-Family) 

West AG – Agricultural 
AG – Agricultural (Harrison Twp.) 

Single-Family Homes, 
Agricultural 

Variance Requirements: 
According to Section 1211.07(1) of the Pataskala Code, the Board of Zoning appeals shall consider the 
following factors when determining if an area variance is warranted: 

a) Whether the property in question will yield a reasonable return or if there can be a beneficial use 
of the property; 

b) Whether there are unique physical circumstances or conditions that prohibit the property being 
developed in strict conformity with the zoning regulation such that a variance is necessary to 
enable the reasonable use of the property; 

c) Whether the variance requested is substantial; 
d) Whether the essential character of the neighborhood would be substantially altered or the 

adjoining properties would suffer a substantial detriment as a result of the variance; 
e) Whether the variance, if granted, will substantially or permanently impair the appropriate use or 

development of adjacent property; 
f) Whether the variance, if granted, will be detrimental to the public welfare; 
g) Whether the variance, if granted, would adversely affect the delivery of government services; 
h) Whether the property owner purchased the subject property with knowledge of the zoning 

restriction; 
i) Whether the property owner’s predicament con be obviated through some other method than 

variance; 
j) Whether the variance, if granted, will represent the minimum variance that will afford relief and 

represent the least modification possible of the requirement at issue; and, 
k) Whether the spirit and intent behind the zoning requirement would be observed and substantial 

justice done by granting the variance. 
Furthermore, Section 1211.07(2) allows other factors to be considered, including comments from City 
staff, when determining if an area variance is warranted. The following factors from Section 1211.07(2) 
are applicable to Variance Application VA-23-004 

• None 
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Department and Agency Review  
• Zoning Inspector – No comments. 
• Public Service – See attached. 
• City Engineer – See attached. 
• SWLCWSD – See attached. 
• Police Department – No comments. 
• West Licking Joint Fire District – No comments. 
• Licking Heights School District – No comments. 

 
Conditions: 
Should the Board choose to approve the applicant’s request, the following conditions may be considered: 

• None. 
 

Resolution: 
For your convenience, the following resolution may be considered by the Board of Zoning Appeals when 
making a motion: 
 
“I move to approve a variance from Section 1117.10 of the Pataskala Code for variance application VA-23-
004 (“with the following conditions” if conditions are to be placed on the approval).” 



 
You are receiving this email because one or more of the Application(s) submitted for the March 14,
2023 Board of Zoning Appeals are within your jurisdiction. Please see the list below for which
Applications are being submitted for your review.
 
VA-23-001: Felix Dellibovi, Verdantas, Bruce Brooks, Doug White, Kevin Miller, CJ Gilcher, Alan
Haines
 
VA-23-002: Felix Dellibovi, Verdantas, Chris Sharrock, Bruce Brooks, Doug White, Kasey Perkins, Alan
Haines
 
VA-23-003: Felix Dellibovi, Verdantas, Bruce Brooks, Doug White, Kevin Miller, Scott Morris, Alan
Haines

VA-23-004: Felix Dellibovi, Verdantas, Chris Sharrock, Bruce Brooks, Doug White, Kasey Perkins, Alan
Haines
This code helps keep intersections safe for drivers. By limiting when a change in the angle of the
road can occur, the driver has less factors to worry about while maneuvering through the
intersection. With that being said, due to the expected low amount of traffic that will come through
the intersections of interest in this subdivision and the low speed of said traffic, the department
does not anticipate any problems with this variance.
 
No comments.
 
VA-23-005: Felix Dellibovi, Verdantas, Chris Sharrock, Bruce Brooks, Doug White, Kasey Perkins, Alan
Haines
This code helps control the flow of traffic, minimize congestion, and reduce dilemma points as cars
travel along the roadway and through the intersections. Because the code calls for 200’ of
separation and the plans only show 190’, we do not have any objection. The speed limit and
expected amount of traffic (being a subdivision) also make the 190’ separation not raise any
concerns.
 
No comments.
 
VA-23-006: Felix Dellibovi, Verdantas, Chris Sharrock, Bruce Brooks, Doug White, Kasey Perkins, Alan
Haines
This code helps control how close reverse curves in a road (kind of like an S in the road) are to each
other. On roads with limited visibility (lack of street lights), high speed, and short widths, this can
potentially be very dangerous for drivers. However, the roads in question are sufficiently wide, well
lit (with street lamps), and low speed. Due to these factors, we do not have any objections.
 
No comments.
 
CU-23-001: Felix Dellibovi, Verdantas, Bruce Brooks, Doug White, Kevin Miller, Scott Morris, Alan
Haines

PUBLIC SERVICE DEPARTMENT COMMENTS



From: Scott Haines
To: Jack Kuntzman
Cc: Lisa Paxton
Subject: RE: Pataskala BZA Review Memo for 03-14-2023
Date: Monday, March 6, 2023 2:34:54 PM
Attachments: image001.png

CAUTION: This email message came from an external (non-city) email account. Do not
click on any links within the message or attachments to the message unless you
recognize the sender’s email account and trust the content.

Jack
 
Verdantas has reviewed the BZA Memo and offer the following comments:
 

1. VA-23-001
a. No Engineering Related Comments

2. VA-23-002
a. Should the variance be granted it is recommended the property owner

be responsible for any and all damage as a result of encroaching within
easement.

3. VA-23-003
a. No Engineering Related Comments

4. VA-23-004
a. Comment was made during Preliminary Plan review intersections must

remain tangent for 100’ per code. The plan lacked detail to confirm.
b. The reason behind this code requirement is intersection site distance.

Should the variance be granted, the developer should provide
intersection site distance triangles, profiles and/or mitigation.

5. VA-23-005
a. We do not see an engineering concern granting this variance. Ruby

Road shall be a through movement and shall not have stop signs
placed on Ruby Road at Fannin Drive or Waterlily Way.

6. VA-23-006
a. We do not see an engineering concern granting this variance due to

the 3 radii in question are all oversized compared to the city’s minimum.
7. CU-23-001

a. No Engineering Related Comments
 
 
Thanks
 
Scott R. Haines, PE,CPESC 
Senior Project Manager
O. 740.344.5451 | D. 740.224.0839
1555 W. Main Street, Newark, Ohio 43055
 
From: Jack Kuntzman <jkuntzman@ci.pataskala.oh.us> 

mailto:shaines@hullinc.com
mailto:jkuntzman@ci.pataskala.oh.us
mailto:lpaxton@ci.pataskala.oh.us
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