3035 OLIVE ROAD TROTWOOD, OHIO 45426

CITY OF TROTWOOD

ORDINANCE NO. OR03-26

AN ORDINANCE BY THE TROTWOOD CITY COUNCIL
ACCEPTING THE RECOMMENDATION FROM THE
TROTWOOD PLANNING COMMISSION TO APPROVE AN
AMENDMENT TO THE OFFICIAL ZONING MAP OF THE CITY
AND THE RECLASSIFICATION OF LAND KNOWN AS 6051
WOLF CREEK PIKE, WHICH IS COMPRISED OF PARCEL ID
NOS. H33 00214 0010 AND H33 00214 0011 AND IS
APPROXIMATELY 14.424 ACRES, FROM GENERAL BUSINESS
(GB) TO LIGHT INDUSTRIAL 2 (L-I-2) TO ALLOW FOR
FUTURE EXPANSION OF THE EXISTING USE.

WHEREAS, Applicant Karen Mohme, Wolf Creek Portable Piping Products,
has applied for an official Zoning Map amendment to change the zoning of land known
as 6051 Wolf Creek Pike (the “Property”), Parcel ID Nos. H33 00214 0010 and H33
00214 0011, from General Business (GB) to Light Industrial 2 (L-I-2); and

WHEREAS, the City’s Planning and Development Director, after review of
the application for the official Zoning Map amendment and Section 1125.08 of the
City of Trotwood Code of Ordinances (Zoning Text and Map Amendment), has
determined that this amendment is consistent with the existing land use pattern and
would bring this Property into conformance with the Trotwood Planning and Zoning
Code, allowing for possible future expansion of the existing use of the Property; and

WHEREAS, the Planning Commission held a public hearing on February 11,
2026, Case #PL-2025-32, after notice of the same was duly served on all persons
required to be notified by law in accordance with Section 1125.08 of the City of
Trotwood Code of Ordinances; and

WHEREAS, the Planning Commission recommends that City Council amend
the official Zoning Map of the City by reclassifying approximately 14.424 acres of
land known as 6051 Wolf Creek Pike, Parcel ID Nos. H33 00214 0010 and H33 00214
0011, from GB to L-I-2; and

WHEREAS, City Council, after having fully considered this matter and
having determined that the proposed official Zoning Map amendment is in
conformance with the Comprehensive Land Use Plan of the City and that said
amendment will promote the general welfare of the City, hereby intends to adopt the
recommendation from the Planning Commission regarding the official Zoning Map
amendment described above.
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CITY OF TROTWOOD

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE
CITY OF TROTWOOD, STATE OF OHIO:

SECTION I: The Trotwood City Council accepts the Planning
Commission’s recommendation and hereby amends the
official Zoning Map of the City by reclassifying
approximately 14.424 acres of land known as 6051
Wolf Creek Pike, Parcel ID Nos. H33 00214 0010 and
H33 00214 0011, from General Business (GB) to Light
Industrial 2 (L-1-2) as depicted on Exhibit “A” attached
hereto and incorporated herein by reference.

SECTION II: It is hereby found and determined that all formal actions
of this Council concerning and relating to the adoption
of this Ordinance were adopted in an open meeting of
this Council, and that any and all deliberations of this
Council that resulted in such formal action were in
meetings open to the public, in compliance with all legal
requirements, including but not limited to Section
121.22 of the Ohio Revised Code.

SECTION III: This Ordinance shall take effect at the earliest time
allowed by law.

Passed this 6th day of April, 2026.

ATTEST: APPROVED:
KARA B. LANDIS YVETHE F. PAGE
CLERK OF COUNCIL MAYOR

TYNA R. BROWN
VICE-
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CITY OF TROTWOOD

CERTIFICATE OF RECORDING OFFICER

L, the undersigned, hereby certify that the foregoing is a true and correct copy
of Ordinance No. OR03-26 adopted by the Trotwood City Council at a regular
scheduled meeting held on the 6th day of April, 2026, and that I am duly authorized
to execute this certificate.

Signed this day of ,

CLERK OF COUNCIL




:
2
g

WV 1QIYxH
9C-£0d0

Suiuoz Suipunosing 1 uoneso Ajiadoud



City of Trotwood

Planning and Development Department

TROTWOOD 3035 Olive Road - Trotwood, Ohio 45426

GROWING TOGETHER

REZONING REQUEST
PLANNING COMMISSION STAFF REPORT
February 11, 2026 MEETING

Docket No. / Project Title: ~ PL-2025-32 (Wolf Creek Portable Piping Products)

Staff: Tyler S. Hauck, AICP

Applicant: Karen Mohme

Property Size: 6.22 Acres

Current Zoning: G-B (General Business)

Proposed Zoning: L-I-2 (Light Industrial 2)

Location: 6051 Wolf Creek Pike, in the City of Trotwood

Background Summary:
The applicant has indicated that the proposed rezoning is for the purpose of allowing the use to
exist as a permitted use and permit future expansions.

Preliminary Staff Recommendation:

Staff recommends a favorable recommendation to City Council.

The property is located within an established industrial park and is surrounded by industrial
zoning and uses, making the request consistent with the existing land use pattern. The site has
long been used as a contractor’s yard, a use not permitted in the G-B district, and rezoning would
bring the property into conformance with the zoning ordinance. The request aligns with the
intent of the L-I-2 district, is buffered from residential uses by Wolf Creek, and is consistent with
Trotwood Together.

Planning Commission Options:

In reviewing a request for rezoning the Planning Commission may (1) forward a favorable
recommendation to the City Council, (2) deny the request, or (3) continue the review to the next
Planning Commission meeting. The Planning Commission may recommend that conditions or
commitments be attached to the rezoning request.

Current Property Information:
Land Use: Contractor’s Yard
Site Features: Wolf Creek Pike to the north
|_Vehicle Access: Wolf Creek Pike; Minor Arterial Street
PHONE 937-837-7771 TROTWOOD.ORG 3035 OLIVE ROAD

FAX 937-854-0574 Trotwood, OH 45426



Surrounding Zoning and Land Use:

Zoning: Land Use:
North: PUD (Planned Unit Wolf Creek, Multi-Family Housing
Development)
South: L-I-2 (Light Industrial 2) Westrafo & Beontag
East: G-B (General Business) OM 0Oil
R-PUD (Residential Planned Unit
Development)
West: G-B (General Business) Wolf Creek, City Storage Buildings

Zoning District Summary (Existing / Proposed):

Existing Zoning: G-B

Proposed Zoning: L-I-2

Zoning District Intent:

To encourage the development of
areas within the City to provide for
a wide variety of consumer goods
and services

To encourage the development of
areas within the city that may allow
industrial and manufacturing
activities that would require
significant outdoor storage area, or
create noise, smoke and potentially
objectionable features that need to
be mitigated with the best practice
design.

Permitted Uses:

e Clinic

e Government Facility, Non-Office
+ Government Facility, Office

e Library

e Museum

* Theater

¢ Auto-Oriented Use, Light

Brewery

L

¢ Convenience Store
Daycare Center, Adult or Child

Dry Cleaning / Laundromats

¢ Government Facility, Non-Office
¢ Government Facility, Office
 Commercial Cleaning

¢ Contractor’s Office

Contractor’'s Yard

Distribution Facility

Food & Beverage Production

General Industrial Production

Light Industrial Assembly &
Distribution

Microbrewery / Artisan Distillery

PL-2025-32
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Equipment Sales & Rental | o Research & Development

Financial Institutions e Truck Terminal

Fitness Center ® \Warehouse

Funeral Home
Garden Store / Plant Shop

» Grocery Store
» Office

Personal Care Services

Recreation, Indoors & Outdoor

Restaurant

Retail, General & Small-Scale
Social Club

¢ Veterinarian Office, No Qutdoor
Kennels

» Research & Development

Minimum Lot Area: 10 acres

Minimum Lot Width: 500 feet

Minimum Lot Area: 100 feet

Minimum Lot Width: 15,000 feet

Lot and/or Density
Requirements:

Side Yard Setback: Side Yard Setback:

Setbacks Required:

Minimum per Side: 8 feet Minimum per Side: 35 feet

Minimum Total: 20 feet
Rear Yard Setback:
10 feet

Front Yard Setback:
50 feet

Minimum Total: 50 feet
Rear Yard Setback:
50 feet

Front Yard Setback:
50 feet

Wolf Creek Portable Piping Products

Height Restrictions: Primary Structure: Primary Structure:
35 feet 35 feet
Accessory Structure: Accessory Structure:
15 feet 25 feet

Floor Area None Minimum of 15%

Requirements:

|
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Buffering None None
Requirements:

History of this Location:
The relevant history of this property includes the following:
1. To staff’s knowledge, the subject property has been used as a contractor’s yard since the
building’s construction in 1962.

Trotwood Together Comprehensive Land Use Plan Consideration(s):
The Future Land Use Map indicates the future use of this property as Industrial and Commerce.

The following Trotwood Together Plan policy(ies) apply to this application:

1. Trotwood will encourage sustainable types of investment and development that continue
to foster equity, environmental justice, and a sense of connection between neighbors and
the community, which makes Trotwood a place for everyone to feel a sense of belonging.

2. Trotwood will seek new job development opportunities that will increase the number of
well-paying jobs in a more diverse array of industries, creating a more stable economic
environment for the city and the region. Such development should help support a resilient
economy while minimizing impacts on nearby housing through the encouragement of
clean industries, enhanced pollutant controls, and screening.

This property is located in the Industrial and Commerce character area. The industrial and
commerce category is a designation for areas that will contain employment-oriented land use types
that are predominantly non-retail. These areas should continue to be focused on non-retail-oriented
jobs. These developments should also be focused on light industrial uses, including clean
manufacturing centers, technology/data centers, distribution centers, supporting offices, research
facilities, and other similar uses where business activities take place indoors. The following
policy(ies) apply to this application:

1. Buffering and good site design will be necessary to accommodate heavier truck traffic and

minimize impacts on any adjacent neighborhoods.

Planning Consideration(s):
The following general site considerations, planning concepts, and other facts should be considered
in the review of this application:

1. The applicant is requesting to rezone the subject property from (G-B) General Business to
L-I-2 (Light Industrial 2). The purpose is to conform with the rest of the industrial park to
the south and to allow for possible future expansions of the existing contractor’s yard.

2. The intent of the L-I-2 zoning district is to encourage the development of areas within the
city that may allow industrial and manufacturing activities that would require significant
outdoor storage area, or create noise, smoke and potentially objectionable features that
need to be mitigated with the best practice design.

3. The property has been historically used for industrial purposes, including its current use as
a contractor’s yard. The definition of a contractor’s yard is: “A location at which a
construction contractor maintains an office, a workshop, and/or a facility for the storage of
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construction equipment and other materials customarily used in the trade carried on by the
contractor. Outdoor storage of materials is permitted and business activity is permitted to
be conducted outside a structure.”

4. The subject property is currently zoned G-B and as such, industrial activity such as what
is existing on site is not permitted. As the business has been located on-site for such a long
period, it is considered legal non-conforming and is allowed to remain, but not expand.

5. The property is located within our industrial park, where most properties are industrial uses
and zoned either L-I-1 (Light Industrial 1) or L-I-2 (Light Industrial 2). Wolf Creek acts as
a natural barrier between the industrial park and the Residential Planned Unit Development
and General Business to the north.

6. The applicants have plans to expand the site, are not possible without a rezoning to
industrial. After the rezoning is complete, the site review process will begin where city
departments review the expansion and ensure it is compliant with all required codes.

PL-2025-32
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Planning and Development Department

TROTWOOD 3035 Olive Road - Trotwood, Ohio 45426

Trotwood City Council
Director’s Report

TO: Mayor Page and Members of City Council
Quincy Pope, City Manager

FROM: Tyler S. Hauck, AICP
DATE: February 17, 2026

RE: PC Case: PL-2025-32

On Tuesday, February 11, 2026, the Trotwood Planning Commission held a Public Hearing on
PC Case PL-2025-32. The staff report has been included for additional case information.

PL-2025-32 (Wolf Creek Portable Piping Products): 7he applicant is requesting a zoning map
amendment to rezone the subject property from G-B (General Business) to L-I-2 (Light
Industrial 2). The property is located at 6051 Wolf Creek Pike in the City of Trotwood.

The applicant is proposing to expand the existing industrial business. The property is currently
zoned G-B (General Business) and a contractor’s yard such as this is not permitted within the GB
zoning district. The applicants have been considered legal non-conforming or “grandfathered”
where the business was permitted to remain but unable to expand. In order to expand the property
must be zoned L-1-2 as proposed.

The Planning Commission voted 3-0 to recommend approval of the application to City Council.

Staff recommends approval of this rezoning, as indicated in the staff report. This will allow the
applicant to continue to use the property as an industrial use and expand their business. The
subject property is located inside the city’s industrial park on its northern edge at the corner of
Wolf Creek Pike and Olive Road. The city’s comprehensive plan, Trotwood Together, supports
this property being used for industrial purposes.
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