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December 14, 2020
December 14, 2020 

This meeting was held via Zoom due to the Covid-19 restrictions on public meetings placed by the 
Governor of the State of Ohio. 

Chair, Mike Kabler, called the December 14, 2020 workshop/steering committee meeting to order 
at 7:30 p.m. Mr. Kabler asked for a roll call of members.

Members Present:  Joni Manson, Mike Kabler, Tom Nied, Robin Lobenstein 

 Members Absent:  Alan Czako

Alternate Present:   Virginia Lewis

Secretary:  Sherrie Steele

Zoning Inspector:   Not Present

Trustees:  Bob Singer, Dave Jackson

DCRPC:   Jonathan Miller

Public Present:  Diane Kabler, Steve Eisenbrown, Matt Hollis, Mike Cox, Heather Cox, John 
Kopec, Michael Bodak

At this time Mr. Kabler explained the procedures for the workshop/steering committee meeting.

Mr. Kabler turned the meeting over to Mr. Miller.  

Mr. Miller presented Draft 3 of the revisions to the Harlem Township Comprehensive Plan. Mr. 
Miller stated at this time we are at a crossroad. Mr. Miller asked Commission members if this is 
the time to present the revisions to the public by virtual viewing or do we pause until sometime 
after the first of the year. Mr. Miller stated most revisions have been made to the last few chapters 
other than a few typos that have been corrected in other parts of the document. 

Mr. Miller stated notable changes were to Subarea E with the request to extend commercial use 
along Center Village Road and State Route 605.

Ms. Kabler stated she thought the committee had agreed to permit Planned Commercial Districts 
in this area with parking in the rear. Ms. Kabler stated there had also been discussion of 
sidewalks being placed on State Route 605 to the park and township hall as well as sidewalks on 
Center Village Road down to Miller Paul Road. Mr. Miller stated those proposals would be in the 
recommendations for Subarea E.

Ms. Kabler stated she would also like to see landscaping between the road and the sidewalks and 
buildings. Mr. Miller stated those proposals would be placed in implementations for Subarea E. 

Ms. Kabler stated she would like to see a regulation of only 2 story buildings being permitted. 
This could allow for commercial business on the first story and apartments on the second story. 
Ms. Kabler asked if we would need to change the language in the zoning code to allow for this. 
Mr. Miller stated implementation and recommendations would come in under the zoning code. Mr. 
Miller stated the Commission would need to specify pedestrian friendly language when amending 
the code. 

Ms. Manson referred to Subarea E and stated item #1 needed to be changed to allow for planned 
districts. Ms. Manson continued that current code does not permit living quarters in Planned 
Commercial so an applicant/developer would have to apply for a Planned Unit District which 
would allow for mixed uses. 

Mr. Kabler stated we do not want to limit a use to our current zoning resolution as we may be 
adding more planned districts in the future. Ms. Kabler suggested we take out the word 
commercial. Ms. Manson stated we would have to if we want mixed uses. Mr. Nied stated an 
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applicant would have to come before the Commission and the Commission would have the option 
to say no to a request.

Mr. Miller stated if mixed use is defined it can create a loophole and a developer can come in and 
try to skirt through acreage with commercial in front and subdivisions in the back. Ms. Kabler 
stated we want a town center not housing developments. We do not want parking in front on State 
Route 605, parking must go in the back. Ms. Manson agreed. 

Mr. Nied stated when the Center Village Market changed hands, ODOT only allowed "back in" 
parking on State Route 605. Ms. Manson stated we have discouraged parking on Center Village 
Road as well. 

Mr. Miller stated we will need to revamp implementations. Mr. Miller stated we need to pick a 
starting point and go from there. We will need to break things up to designate a timeline on what 
order to do things. 

Ms. Kabler questioned commercial in any subarea. Ms. Kabler stated we only want commercial in 
Subarea E. Mr. Miller stated he thought we had also discussed commercial development on 
Fancher Road and State Route 37. Mr. Miller stated we will need to update the zoning code to 
address this. Ms. Kabler stated we do not want any commercial in Subarea B. 

Mr. Kabler stated it is important to address the survey and what the residents of the township 
want. We need to keep residential where we currently have it. Mr. Kabler suggested we say which 
areas we will allow commercial development. We do not want to leave this open ended. Ms. 
Manson stated that would be on State Route 37 and in Center Village. 

Ms. Lobenstein stated the residents of the township were specific on where they wanted 
commercial development. Ms. Lobenstein stated the residents were supportive of businesses such 
as medical offices and landscaping companies. This helps to reinforce our tax base. Ms. Kabler 
stated the best tax base is open land because little if any additional services are needed. Ms. 
Lobenstein stated she disagreed with that statement. 

Mr. Kabler referred to page 143 and stated we need to delete the wording "where feasible". 

Mr. Miller stated he would take that wording out. 

Ms. Kabler asked that when developers come in can we require 200' setbacks, so houses aren't up 
on the road. Ms. Manson stated that would involve a zoning language change. Mr. Kabler stated 
we need to encourage larger setbacks on larger roads. We need to update language to encourage 
this. Mr. Nied stated in regard to FR-1 properties setbacks of 200 x 200 would leave a property 
owner with no building site. Mr. Miller stated specifying a setback is not a pai1 of the Master 
Plan. That language would be in the zoning code. Mr. Miller stated what road you are on 
determines setbacks. Mr. Miller stated you could be fighting an uphill battle if you try to impose 
too many restrictions. 

Ms. Lobenstein stated we cannot deprive someone from the use of their prope11y. Ms. Kabler 
referred to the development on Fancher Road and stated we need a way to control developers. Ms. 
Lobenstein stated everything was legal according to our zoning code and that the development 
represents what the residents of the township indicated they prefer via the survey. Ms. Kabler 
stated we need to update the Master Plan. Ms. Lobenstein stated the Master Plan will not 
eliminate zoning. Ms. Kabler stated she is talking about regulations on developers. Ms. 
Lobenstein stated that development was what the homeowners envisioned for the area. 

Ms. Lobenstein referred to the wording in architectural development that the aesthetics must 
match existing development. Ms. Lobenstein stated this language needs clarification. Ms. Kabler 
stated we need a planner. Ms. Lobenstein stated the residents of the township do not want a New 
Albany. The plans Ms. Kabler is proposing require a billionaire and Harlem Township does not 
have a billionaire in their back pocket. Ms. Lobenstein stated she is not comf011able with 
architectural guidelines in this plan. 

Mr. Nied referred to Chapter 13, page 136, Section 13.1 and the key in the righthand lower corner 
of the map. He asked if the LAEPP parcel should be shown with a green background. Mr. Nied 
stated white areas are not identified on the key and asked if they were residential areas.

Ms. Manson stated the key is for agricultural land. Mr. Nied asked if Mr. Miller could produce a 
list with the acreage of the prope11ies shown on this map.
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Mr. Miller stated this would bring into question the legality of the comprehensive plan. The State 
of Ohio does not require a paper copy of a comprehensive plan. Mr. Miller stated a comprehensive 
plan is an idea and approval can help determine the type of development. The Trustees can 
approve or deny any type of development unless they are challenged. 

Mr. Nied referred to a proposed Planned Mixed-Use Overlay District (PMU) in Libe1ty Township 
that was the subject of a recent article in the December 12, 2020 issue of the Delaware Gazette. 
Steve Cuckler, a local attorney who was speaking on behalf of the landowners and in defense of 
the proposed overlay district, said that building 300 new single-family homes on the site, rather 
than the proposed mixed use development, would bring as many as 250 new students into the local 
school district at a cost of approximately $3 million per year (or roughly $12,000 per student) 
while property tax revenue from the new homes would bring in less than $2 million per year for 
the school district. His point was this: straight single-family housing developments create a 
burden on the local school district that other homeowners are forced to bear. Mr. Miller agreed 
that the cost of education students in only offset by building very expensive homes. 

Mr. Kabler stated Senior Housing reduces the pressure on schools because there are many fewer 
students in senior housing projects. Mr. Nied asked if there was room to put these numbers in the 
comprehensive plan, so we have some sense of where the numbers lie. Mr. Miller stated he had 
just received an email today from Olentangy Schools of projections on the next 100 years. Mr. 
Miller will forward this email to Commission members. 

Mr. Bodak stated it takes 3 ½ homes to educate one student. Ms. Manson stated she does not see 
that this information belongs in the comprehensive plan. These numbers are good for one year 
only. A comprehensive plan is good for 10 years. Mr. Miller stated we can add a disclaimer that 
the numbers will change. Mr. Kabler stated the Big Walnut Superintendent will have this 
information. 

Mr. Miller then refe1Ted to the remaining timeline and asked Commission members do we want to 
pause at this time and hope we can do a large presentation in the spring. 

Mr. Kabler asked Commission members if we need to have a presentation of Draft 3 with the 
modifications discussed tonight or do we submit Draft 3 to the Zoning Commission for a hearing 
in the future. Ms. Steele reminded Commission members that in person meetings were limited to 
10 people. Mr. Kabler stated this would have to be done virtually. 

Mr. Nied stated he feels we should wait to send it as an application for 3 months. This would allow 
the Commission to talk inf01mally to address any other concerns. Ms. Manson stated she would 
like to have the month of January off before making any decisions. Mr. Nied stated we need time 
to allow this to mature. 

Mr. Eisenbrown. stated other than a few tweaks if there is no further input from the public what 
needs to be hashed out to get to a final product. 

Mr. Miller stated there needs to be a major presentation before it goes to the Zoning Commission. 
We need the public to have an understanding as to what is going to be sent to the Zoning 
Commission for a hearing. 

Mr. Eisenbrown stated he has concerns of this opening up for further public input. That is 
different from an educational standpoint. 

Ms. Lewis stated we make available the proposed document and ask the public if they have any 
questions on what is proposed. 

Mr. Kabler expressed concerns if we put this on hold for 3 months that we will be starting over. 

Ms. Manson stated she believes this pause will allow for Commission members to make 
suggestions, express ideas and make final comments. 

Mr. Nied stated if we wait 3 months it allows Commission members to see where we are. Then 
come Spring, we can review the document one last time, respond to any questions that are raised 
and then send it to the Zoning Commission for their heating.

Mr. Kabler stated his understanding is that there will not be a steering committee meeting in 
January. Mr. Miller will send out an email for questions from the public. We will hold a meeting 
after questions have been sent in, then prepare for a hearing. 
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Ms. Manson stated the Commission should review suggestions and comments that come through 
emails then have the steering committee meet in March to get set up for a hearing. 

Mr. Kabler stated the consensus is we will not hold a steering committee meeting in January and 
February. We will then meet with the steering committee on March 8, 2021 and move the 
document to the Zoning Commission at that time. Mr. Nied stated we can still hold our workshop 
meetings but no steering committee meetings. Mr. Nied stated the public can still listen in. 

Ms. Lewis stated she would like to have a paper copy to look at. Mr. Miller will submit a paper 
copy to the secretary, and she will distribute those copies to Commission members. 

Mr. Kabler asked if there were any questions from the public. 

Matt Hollis asked if the public teleconferences on this were due to Covid-19. Mr. Kabler stated 
any member of the public can attend the meetings via Zoom. Mr. Kabler stated if there are any 
questions from the public, they can be submitted to him or to Mr. Miller. Mr. Kabler stated there 
will be a draft copy of the next draft available on the township website. 

Ms. Manson referred to Chapter 11 and stated the map for cultural resources but the contextual 
information for the archaeological sites is missing. Ms. Manson will send updates to Mr. Miller. 

Mr. Kabler asked steering committee members to send any comments to him or Mr. Miller. 

Mike Cox asked if there were any updates on the proposed car condo. Mr. Kabler stated that 
matter is before the Board of Zoning Appeals and stated that at this time there has not been a 
completed application presented to the BZA. 

Mr. Nied made a motion to adjourn. Ms. Manson seconded the motion. Mr. Kabler asked if there 
was any discussion on the motion. Being none, Mr. Kabler adjourned the December 17, 2020 
workshop meeting at 9:01 p.m. 

Respectfully submitted,

Sherrie Steele, Secretary

Mike Kabler, Chair                                                     Joni Manson, Vice Chair


