
 
AGENDA 

 

BOARD OF ZONING AND BUILDING APPEALS 

THURSDAY, APRIL 21, 2016  6:30 PM 

 

PLACE: COUNCIL CHAMBERS 

7232 E. MAIN ST, REYNOLDSBURG, OH 43068 

City of Reynoldsburg Page 1 Updated 5/10/2016 1:56 PM  

A. CALL TO ORDER 

1. ROLL CALL 

2. APPROVAL OF MINUTES 

3. APPROVAL OF AGENDA 

4. SWEARING IN OF SPEAKERS 

B. PUBLIC COMMENT 

C. UNFINISHED BUSINESS 

D. NEW BUSINESS 

1. 6630 E. Main St.; Application #173126; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Special Exception Use Permit - Gasoline Station 

2. 6630 E. Main St,; Application #173127; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Special Exception Use - Drive Thru Service 

3. 6630 E. Main St.; Application #173128; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Major Site Plan Review - New Commercial Building 

4. 6630 E. Main St.; Application #173129; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Variance from 1175.08 of the Zoning Code of the City of Reynoldsburg 

5. 6630 E. Main St.; Application #173130; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Variance from Section 1196.05(A) of the Zoning Code of the City of 

Reynoldsburg 

6. 6630 E. Main St.; Application #173131; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Variance from Section 1196.05(B) of the Zoning Code of the City of 

Reynoldsburg 

7. 6630 E. Main St.; Application #173132; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Variance from Section 1196.07(E) of the Zoning Code of the City of 

Reynoldsburg 

8. 6630 E. Main St.; Application #173133; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Variance from Section 1196.09(C) of the Zoning Code of the City of 

Reynoldsburg 
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9. 6630 E. Main St.; Application #173134; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Variance from Section 1196.10(A) of the Zoning Code of the City of 

Reynoldsburg 

10. 6630 E. Main St.; Application #173135; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Variance from Section 1196.10(B) of the Zoning Code of the City of 

Reynoldsburg 

11. 6630 E. Main St.; Application #173136; Applicant:  Tony Fredenberg; Business:  the 

Kroger Co.; Comprehensive Sign Plan 

12. 7088 E. Main St.; Application #173147:  Applicant Viktor Prozapas; Business:  

Adrenaline Trampoline Park; Special Exception Use 

E. OTHER BUSINESS 

F. ADJOURNMENT 
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City of Reynoldsburg  
Board of Zoning and Building Appeals 
STAFF REPORT 
April 21, 2016 
 
New Business 
 
6630 E. Main Street  – Kroger  – Major Site Plan, Variance, Special Exception 
Use Permit, Comprehensive Sign Plan 

 
Application: #173126-173136 
 
Location:  Property is located on the northwest corner of E. Main Street and 

Rosehill Road. 
 
Existing Zoning:  CC – Community Commerce / CCO – Community Commercial 

Overlay 
 
Request:  Request for review of a major site plan, variances from the Zoning 

Code, special exception use permits and a comprehensive sign plan in 
order to construct a new commercial building. 

 
Current Use:  Vacant land 
 
Applicant:  The Kroger Co. c/o Tony Fredenberg/David Hodge 
  

  
BACKGROUND INFORMATION 
 
Proposal 
The applicant is requesting the Board review and approve a major site plan, variances, special 
exception use permits and a comprehensive sign plan to construct a new 101,497SF commercial 
building, gasoline station and related improvements. 
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Existing Site & Context 
The 16.47AC site consists of multiple parcels that have a variety of legacy uses, including 
residential dwellings, a mobile home park, a retail sales business, some personal services uses.  
The main tracts are undeveloped at this time, but were previously used for a trailer sales 
business.  Along Main Street, the site abuts other commercial businesses, all in the CC district.  
To the north, the property abuts a multi-family housing complex.  Along the northernmost lot 
line, the site is adjacent to single family dwellings in the City of Columbus.  All parcels that front 
E. Main Street are within the Community Commercial Overlay.  Records indicate that 
commercial zoning has been applied to the majority of the site since the early 1970s. 
 
CONSIDERATIONS 
 
1143.03  SITE PLAN. 

(c) Major Site Plan.  A written application for a major site plan shall be submitted to the Zoning Officer on 
forms provided and shall include: 

(1) General Requirements. 
A. Completed major site plan application. 
B. Six copies of the major site plan submitted on 22" x 34" paper, and three copies submitted on 

11" x 17". 
C. Professional engineer, architect, or landscape architect registered with the State of Ohio must 

sign and seal all plans. 
D. The current zoning of the property. In addition, current zoning of adjacent parcels. 
E. Vicinity map showing the location of the proposed development in relationship to the 

surrounding area including major thoroughfares. 
F. Property lines, parcel dimensions and adjoining rights-of-way. 
G. The names and addresses of all adjoining property within 150 feet of the proposed 

development. 
H. Title block for each sheet. 
I. Location of proposed buildings and structures. 
J. Wetland limits and size clearly shown, regardless of size. 
K. One hundred-year flood elevation to be clearly indicated. 
L. The location of existing water bodies, streams, drainage ditches, stands of trees and other 

pertinent features within 150 feet of the proposed development. 
M. The location, width, names, and classification of existing and proposed streets, rights-of-way, 

and easements, and where pertinent, their designated use within 250 feet of the proposed 
subdivision. 

N. Approximate location of all existing buildings within 150 feet of the proposed development. 
O. The approximate location, dimensions, and area of all property proposed to be set aside for 

parks and open space, and other public or private reservation, with designation of the purpose 
and proposed ownership thereof. 

P. Topography with a maximum contour interval of two feet. 
Q. Preliminary proposals for connection to existing water supply and sanitary sewer systems and 

for the collection and discharge of surface water drainage including the location and size of 
existing and proposed water mains, sanitary sewers and drainage facilities. 

R. Show all existing conditions, including but not limited to: ditches, culverts, waterways, 
utilities, sidewalks, power poles, easements, building footprint and finish grade, finish grade of 
adjacent buildings, wetlands and woodlands, etc. 

S. Show existing adjacent roads with rights-of-way. 
T. Complete facility demand worksheets as provided by the Planning Administrator. 
U. All exterior lighting shall be shown, including parking lot, pedestrian, and building accent 

lighting. Lighting intensity and installation height shall be indicated. 
V. Exterior building design and surface treatments shall be indicated, including building material 

and color. Color and material samples shall also be made available for inspection. 
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W. Fees as required by Chapter 1155. 
(2) Zoning Standards and Requirements. 

A. Setbacks and building separations shall be noted in accordance with zoning requirements. 
B. Striping for parking lot shall be indicated directly on the plans, and include the spaces 

required vs. spaces provided. 
   C. Loading spaces indicated. 

D. Plantings shown in accordance with zoning requirements. All utilities shall be shown on all 
planting plans. 

E. Completed zoning certificate and fee. 
 
(some sections omitted.) 
 

Approval of a major site plan shall expire twelve (12) months from the date of approval unless building permits 
have been obtained for construction.  A single extension, not to exceed six (6) months may be granted by 
the Board upon receipt of a written request from the applicant  

 
Table 1179 Required Parking 

Grocery Store – 1 space of every 300SF of building area. 
 

Additional Relevant Sections of the Zoning Code. 
 Section 1145.06 
 Section 1145.09 
 Section 1147.05 
 
STAFF REVIEW  
 
Site Layout 
The applicant met with Staff several times during the pre-application phase.  Staff requested that 
the applicant include pedestrian accommodations and access to the front of the main building, 
and move the fuel center away from the corner of Rosehill Road and E. Main Street.  The 
applicant was agreeable to Staff’s proposed changes and Staff supports the general layout of the 
site plan. 
 
 
Traffic & Parking 
Staff has reviewed the site circulation study and found that the applicant is exceeding the 
minimum parking requirements of Table 1179. The required parking for grocery store is 1 space 
for every 300SF of building area.  This would require the applicant to have 338 parking spaces 
on site, and they have provided 634 spaces.  The applicant has provided a traffic study for review 
by the City Engineer.  The applicant proposes to reduce the number of curb cuts on E. Main 
Street and Rosehill Road as part of this proposed development. 
 

Landscaping & Buffering 
The applicant has provided a detailed landscape plan showing proposed screening to the 
neighboring single and multi-family dwellings.  Upon review of the plan, Staff requested that the 
applicant extend the proposed mounded along the entire rear of property.  After conducting a 
meeting with the neighboring property owners, the applicant has submitted a revised landscape 
plan extending the mound and adding a rear privacy fence.  Staff is comfortable that the fence 
and the amount of landscape materials shown on the plan meet or exceed the requirements of 
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Chapter 1180.  The applicant has also utilized the same brick material around the entire exterior 
of the 4 sided main building, portions of which will face the residential uses. 
 

Lot Characteristics  

      Required Proposed 

 
Min Lot Area / Building None  None 
Min Rear Yard Depth  30FT  72FT   
Min Side Yard Width  10FT  91.3FT   
Min Side Yard Sum  N/A  N/A 
Max Bldg Lot Coverage 40%  14% 
Max Bldg Stories  6  1 
Max Bldg Height  90FT  35FT 

 
 
Variances – Chapter 1196 
The applicant has requested several variances from Chapter 1196.  This chapter enacts the 
regulations of the Community Commercial Overlay.  The overlay was designed to improve the 
characteristics of E. Main Street that existed at the time it was enacted: small to medium sized 
commercial buildings that were aging, needed to have higher quality materials, and could be 
easily expanded toward the public street.  The overlay was not designed for a development on 
this scale, and therefore, Staff is supportive of the applicant varying from the requirements of the 
overlay that are impossible for them to meet in a big-box style development.  The applicant has 
attempted to comply with the provisions of this chapter whenever possible, especially with the 
building materials requirements. 
 
Variance – Section 1175.08 
The applicant is requesting a variance from the Zoning Code.  Per Section 1175.08, the minimum 
setback for the parking and building from residential districts 50FT and 120FT respectively, but 
can be reduced by 50% given the applicant’s landscape.  The applicant is requesting that drive 
lane along south side of the AR-1 multi-family district be permitted at 20FT instead of the 
required 25FT. 
 
Special Exception Use Permit – Drive Thru 
The applicant has requested a special exception use permit for drive-thru service for a pharmacy.  
The proposed drive-thru is along the west side of the building.  The drive-thru complies with 
provisions of Section 1196.07 that require drive-thru’s to be attached to the main building and 
located at the side or rear.  The large setback of the building and the location of the attached 
drive-thru prevents vehicles from stacking back into any public street.  The drive-thru is screened 
from the neighboring office use by a mound and landscaping that exceeds the requirements of 
Chapter 1180. 
 
Special Exception Use Permit – Gasoline Station 
The applicant is requesting a special exception use permit for a gasoline station.  Gasoline 
stations are a typical part of this applicant’s business model.  Staff has worked with the applicant 
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to move the gasoline station away from the corner of E. Main Street and Rosehill Road in order 
to allow a site for future commercial development directly on the corner.  Staff is comfortable 
with the location because it is not adjacent to any of the abutting residential uses and does not 
directly block the main structure.  Although the materials shown are generally consistent with the 
main structure, Staff would like to request that the applicant modify the design to utilize the 
same brick material on the gas station structure rather than the proposed CMU paneling material.  
 
Comprehensive Sign Plan 
Per the Code, the applicant is permitted one sign up to 760SF in area on the main building.  The 
applicant has submitted a comprehensive sign plan showing 273.66SF of signage to be split up in 
6 individual, internally illuminated signs.  Staff supports this because the amount of wall signage 
is less than would be permitted by Code and is sited to indicate where to enter the structure for 
the various services.  
 
The applicant also proposed 141.12SF of signage on the gasoline station.  Signage areas for 
gasoline stations are very difficult to determine based on the code, but staff is comfortable the 
proposed signage is consistent with typical gasoline stations and is not overpowering the canopy.  
The applicant should clarify if the canopy mounted fuel signage is LED or copy change style 
signage. 
 
Finally, the applicant is proposing a 118.02SF ground sign with multiple sign panels for service 
uses and an LED style sign for fuel pricing.  Staff supports that idea that the applicant is 
concentrating all of their signage is one location rather than having separate ground signs for the 
store and gasoline station.  The proposed signage is larger than would be permitted under the 
Community Commercial Overlay, but a building setback of this distance was not envisioned 
when that Chapter was enacted.  The applicant worked Staff to lower the height of the sign, 
change the style and materials to be consistent with the design on other signage along E. Main 
Street.  Staff also supports the use of the same brick materials used on the main structure. 
 
STAFF RECOMMENDATION  
 
The Board should determine if the applicant has met all the criteria for major site plan review 
and approval as outlined in Section 1143.03(c) of the Zoning Code, and if the site plan as 
proposed will have a negative impact on the public health, safety, morals, comfort and general 
welfare. Staff finds the proposed site plan in compliance with those standards and recommends 
approval of the site plan as submitted.  Staff also recommends that the required variances and 
special exceptions be approved based on the standards contained in those chapters of the Zoning 
Code.  Staff recommends one condition of the site plan approval: 

1. That the applicant be required to submit new architectural drawings to the Design Review 
Board and Staff, utilizing the same brick material for the gasoline station structure that is 
used on the main building. 

NEXT STEPS 
 
Provided the Board approves the application, the next steps are as follows: 
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1. The applicant has already applied for a certificate of appropriateness from the Design 

Review Board.  The applicant will receive an updated statement following that approval. 
 

2. The applicant should contact the Planning Administrator at 614-322-6829 to submit an 
application for a zoning certificate and zoning sign permit.  Staff will require two sets of 
plans to confirm compliance with the approved major site plan and certificate of 
appropriateness. 
 

3. The applicant will need to contact the Building Division at 614-322-6802 to submit an 
application for plot-grade-utility plan review and approval.  The Planning Administrator 
cannot issue a zoning certificate until a plot-grade-utility plan is approved. 

 
4. The applicant will need to contact the Building Division at 614-322-6802 to submit 

building plans for review, secure permits, and complete the required inspections.  
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2) 7088 E. Main Street –– Adrenaline Trampoline Park - Special Exception 
Use Permit 
 

Application: #173147 – Special Exception Use Permit 
 
Location:  Property is located on the north side of E. Main Street between Aide 

Drive and Briarcliff Road. 
 
Existing Zoning:  CC – Community Commerce / CCO – Community Commercial 

Overlay 
 
Request:  Request for a special exception Use permit to operate a commercial 

recreation facility. 
 
Current Use:  Retail Sales 
 
Applicant:  Viktor Prozapas 

 
BACKGROUND INFORMATION 
 
Proposal 
The request of the applicant is for a special exception use permit to convert an existing retail 
sales establishment into a commercial recreation facility use.  The facility will be a trampoline 
park that has small attached party rooms. 
 
Site Context 
The entire site consists of a multi-tenant commercial building in the CC – Community 
Commerce District.  The properties to the north are single family homes in the R-3 district, 
which are screened by fencing of various styles.  To the east, the property is adjacent to a 
commercial shopping center in the CC district across Aide Drive.  To the south, across E. Main 
Street, the property abuts other commercial businesses.  To the west, the property abuts a 
residential care facility use in the AR-1 district. 
 
CONSIDERATIONS 
 
 1145.09  STANDARDS AND REQUIREMENTS FOR ALL SPECIAL EXCEPTIONS.  
In review of a special exception application, the Board shall consider whether the application is complete and 
whether it provides adequate evidence that the proposed special exception is consistent with the following 
standards: 

(a) The proposed use shall be in harmony with the existing or intended character of the district and nearby 
affected districts and shall not change the essential character of the districts;   
 

(b) The proposed use shall not adversely affect the use of adjacent property; 
 

(c) The proposed use shall not adversely affect the health, safety, morals, or welfare of persons residing or 
working in the neighborhood; 
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(d) The proposed use shall be served adequately by public facilities and services such as, but not limited to, 
roads, police and fire protection, storm water facilities, water, sanitary sewer, and schools; 
 

(e) The proposed use shall not impose a traffic impact upon the public right-of-way significantly different from 
that anticipated from permitted uses of the district; 
 

(f) The proposed use shall be in accord with the general and specific objectives, and the purpose and intent of 
this Zoning Code and the Land Use Plan and any other plans and ordinances of the City; 
 

(g) The proposed use complies with the applicable specific provisions and standards of this Code; 
 

(h) The proposed use shall be found to meet the definition and intent of a use specifically listed as a special 
exception in the district in which it is proposed to be located, except as otherwise provided by this Zoning 
Code. 

 
 1145.06  CONDITIONS OF APPROVAL. 
In approving a special exception, the Board may impose such conditions as it deems necessary to protect the public 
welfare, preserve the purpose and intent of this ordinance, to protect the character of the surrounding properties 
and neighborhood affected by the proposed use, and to mitigate the special impacts of the use.  Such conditions may 
include, but shall not be limited to: 

(a) Locations, setbacks, and configurations of structures and of uses of interior and exterior space 
 

(b) Screening comprised of landscaping, walls, fencing or other materials or construction; 
 

(c) Access points and traffic management provisions, including those impacting vehicular and pedestrian 
access, and the locations and design of parking facilities; 
 

(d) Noise control measures, including those regulating loudspeakers or irregular vehicular or equipment 
noise; 
 

(e) Other features of construction, including but not limited to paving and parking, signs, and landscaping; 
 

(f) Hours and method of operation; 
 

(g) Maintenance of the site, structures, and landscaping; 
 

(h) Means of controlling glare, vibration, odors, dust, smoke, hazardous materials, refuse matter, water-
carried waste, and storm water; 
 

(i) A time limit for operation of the use, if temporary operation is determined to be a typical characteristic of 
the proposed use or otherwise appropriate given unique circumstances of the proposed use. 
 

STAFF REVIEW 
 
Adjacent Uses & Nuisances 
The proposed facility will be adjacent to a fitness gym, and several retail stores. Although the use 
will appeal to all ages, children are one of the primary users of the property facility. Since the 
trampoline activity takes place inside of the structure, no exterior loading or unloading activity 
along the rear service drive will be adjacent to any location accessible to children utilizing the 
facility. Staff is not concerned that there will be a danger of children becoming injured due to 
any adjacent uses.  The interior nature of the use will not increase the noise impacts to the 
adjacent single family beyond the impact of the retail sale use. 
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Parking 
The applicant has provided a parking plan showing that 513 spaces are provided on site.  If the 
entire complex was developed as retail sales uses, only 509 spaces would be required.  The 
parking requirements for the proposed recreation facility are the same are retail sales: 1 
space/200SF of building area.  Staff is comfortable that the site has the required parking. 
 
STAFF RECOMMENDATION 
 
The Board should apply the standards for review of special exceptions contained in Section 
1145.09 of the Zoning Code and determine if the proposed special exception complies with those 
standards.   

NEXT STEPS 
 
Following the meeting, Staff will mail a record of action notice to the applicant at the address 
provided.  Provided the Board approves the application, the next steps are as follows: 
 

1. This application will be forwarded to City Council.  The Clerk of Council will contact the 
applicant when the Council elects to hold additional hearings. 
 

2. The applicant should submit for a zoning certificate. Staff will require two copies of a site 
plan showing the location of the proposed use within the existing shopping center. 
 

3. Once a zoning certificate is secured, the applicant will need to contact the Building 
Division at 614-322-6802 to submit plans for building occupancy and to complete the 
required inspections.  
 

Per section 1145 of the Zoning Code, Staff will review this permit approval in 6 months to 
confirm compliance and report those findings to the Board.  If the applicant has not complied 
with all conditions of their approval and completed all the required steps to open the 
business/use, the special exception use permit can be revoked by the Board. 
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