





Article 2.07.C- Zoning Certificates for Home Qccupations
= Item C.2 -Home occupation certificates would expire in 5 years.
o Staff feels this could become burdensome on staff as well as
applicants/landowners. Staff would recommend renewal upon change of use
or property ownership.

Article 3-Definitions
¢ The township proposes to permit a maximum of § Junk vehicles.

o The county and most other townships in Miami County with their own
zoning offices permit up to 2 junk vehicles. Permitting up to 5 junk vehicles
could lead to some unsightly situations which technically meet the

~ townships zoning requirements. The township might consider reducing the
allowable number of junk vehicles.

o Staff would remind the Township that Townships can enact and enforce
Junk Motor Vehicle Towing Resolutions outside the scope of their zoning
authority, Enforcement of issues through these means is often more efficient
and effective than the traditional zoning violation enforcement process.

Article 12.05 & Article 13.05-34.03 A
° In these sections the township refers to a subdivision as the creation of 3 or more

lots.

o Staff would recommend that the township’s definition of a subdivision
follows that of the Ohio Revised Code. Countics and Townships are not
granted platting authority through the ORC unless 6 or more lots are created.
Specifically, the creation of 5 lots or less is classified as a minor subdivision
which does not allow for the requirement for roads or other public or private
infrastructure (stormwater/drainage) to be installed.

o If drainage concerns with any proposed rezoning or lot split are severe, staff
recommends denial of the application on those grounds.

Article 14- F-1 Flood Plain District
e It appears that the Township is using its F-1 Zoning District and the FEMA

Special Flood Hazard Area (SFHA) interchangeably. The SFHA is set by FEMA
outside of the scope of zoning and is regulated through the Miami County Flood
Damage Reduction Resolution. Bethel Township has an F~1 Zoning District in its
zoning map which mostly aligns with the Conservancy District’s Flood
Easements obtained following the 1913 flood. These areas are not identical,
Differences can be seen in Attachments B.1 & B.2. This discrepancy should be
cleared up.




o Staff would request verbiage added to this section requiring that “In addition
to all Bethel Township Zoning requirements, any development focated
within a FEMA Special Flood Hazard Area shall also require a flood plain
development permit from the Miami County Department of Development”.
This requirement already exists, but this language could help to clarify and
prevent miscommunication.

Article 38.03 I.7-Buffer Stables and Riding Academy
s Introduces language requiring buffering for Stables and Riding Academies.
o If located on lots greater than 5 acres in arca, staff believes these uses and
associated structures to be protected under the agricultural provisions of the
Ohio Revised Code through either the definition of “Agriculture” or
Agritourism”. If determined to be “Agritourism” townships may regulate the
following:

1. The size of structures used primarily for agritourtsm.
2. The size of parking areas but not including parking area
improvements such as requirements for drainage, parking area base

or paving, or any other improvement.

3. Setback building lines for structures used primarily for
agritourism.

4. Egress or ingress for the agritourism parcel.
o Staff would recommend that the Township seek further legal advice in this

regard 50 as not to limit property rights in accordance with the ORC.

Article 40 -Violations and Corrective Actions

o Zoning Appeals are typically heard by the Township’s Board of Zoning Appeals
not by the Township Trustees. (Pg. 40)
o Staff would encourage the township to seek legal advice on this addition.
e The number of days allowed for appeal of decisions should be consistent
throughout the Zoning Resolution.
o Article 34.08, Item D, Page 28 allows 20 days for appeal.
o Article 40.03, Page 39 aliows 30 days for appeal.



In addition to the above specific comments, staff would recommend that the township
pay close attention to comments provided by the County Engineer’s Office regarding
proposed changes. Their comments are included and incorporated into staff's report as
Attachment A.

Staff Recommendation: Staff recommends that additional review of these proposed
updates is strongly considered by the Township prior to adoption. As proposed, this
would appear to be a substantial amendment to the townships’ zoning resolution, and as
such, an open house or other venue for township residents to provide comment prior to
formal public hearings is suggested.

As noted several times throughout this report, additional legal review to ensure
compliance with all provisions of the Ohio Revised Code is also strongly recommended.



Attachment A
Engineer’s Comments

Miaml County Engineer's Office
& Counly Garage
2100 North County Read 25A

Troy, Oflo 45373
ITGY, UMD 45573

Office: 937440-5656
Garage: 937-440-5658

Fax: B37440-5659
MCEOEMIgmICountyOhio.gov

Office: 937440-6025
Fax: 937440-6026
MCEO@MIamECountyDhie.gov

MIAN! COUNTY ENGINEER'S GFFICE

Paul P, Huelskamp PE, PS e Miami County Engineer

July 10, 2026

Mr. Dan Suerdieck

Planning Director

Miami County Commerce Center
Troy, Ohio 456373

Dear Mr. Suerdieck:

At this time, the Miami County Engineer’s Office have completed an initial review and are able
to offer the following comments. This initial review of the proposed Bethel Township zoning
resolution updates was based upon for Articles 1, 2, 3, 12, 13, 14, 30, 34, 35, 38, 39, and 40
dated May 29, 2026 as provided by the Miami County Department of Development. References
to any Miami County standard are indicative of standards and regulations in place and utilized
by Miami County at the time of review. The proposed document would significantly benefit from
further review and refinement, Furthermore, there are provisions that may warrant further
evaluation to ensure consistency with applicable sections of the Ohio Revised Code and other

governing requirements.

The proposed resolution updates have been reviewed specifically for references and/or
potential involvement of the Miami County Engineer or Miami County Sanitary Enginear. [n the
future please include, advise, and salicit review from any entities that proposed updates affect,
potentially obligate, reference, etc. To ensure the accuracy of any review site plan review
performad by the Miami County Engineer, the requirements of Bethel Township must mirror the
requirements of Miami County, i.e., the Subdivision Design and Construction Standards, Miami
County Stormwater Management Control Regulations, etc. The Miami County Engineer's Office
will review and provide comments specific to engineering-surveying aspects, but ensuring
compliance with all current zoning regulations shali be the responsibility of Bethel Township.
We strongly suggest the proposed updates be reviewed by the Miami County Prosecutor to
ensure compliance with current statutes.

Respectfully Submitted:

i f)m. "

Paul P. Huelskamp, PE, PS
Miami County Engineer

PPH/deb
Enc.
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MCEQ initial commenis to Bethel Township Zoning resofution updates for attachment to
MCEQ letter dated July 10, 2026:

The Miami Soil & Water Conservation District administers and inspects sediment and
erosion controt in Miami County. Has the MSWCD been contacted regarding the
proposed Bethel Township Zoning Resolution Updates?

Has the Miami County Sanitary Engineer’s Office been provided a copy of the proposed
Bethel Township Zoning Resolution updates?

Articles 1 General Provisions, 2 Administration, Procedures, and Permitting, and
3 Definitions are considered by MCEO to be primarily Planning & Zoning areas of
oversight.

Section 12.05, Page 13 "Drainage Plan has been approved under §34.08 with the
recommendation of the Miami County Engineer’

The MCEOQ will provide comments based Upon a site plan and stormwater
facilities meeting development standards that mirror and reference the Miami County
standards and regulations in place at the time of review.

Section 13.04A, Subsection B, Page 15 “alternative porous surface approved by the
Township Trustees in consultation with the Miami County Engineer”

The Miami County Engineer recommends hard surface bituminous asphalt or
portland cement concrete in conformance with Miami County Subdivision Design and
Construction Standards. (The County Engineer should not be the determining agency
for deviation from hard surface materials.) The use of ‘chip & seal or gravel for truck
depots, areas of repeat tuming movements, traffic flow, ete. is difficult to maintain and
has been problematic at various iocations. Deviation from hard surface should be a
Planning Commission decision.

Section 13.04A, Subsection D, Page 15 “Stormwater management shall comply with
Miami County Sanitary Engineer Standards”
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This should be changed fo reference the Miami County Regulations relating to
stormwater: the Miami County Sanitary Engineer is not involved with stormwater
management or regulations.

Section 13.04A, Subsection D, Page 16 “Heavy truck parking is permissible on -2
parcels with direct frontage on a roadway classified by the Miami County Engineer as a

collector road or higher.”

The MCEO recommends this be stated differently to accurately and clearly
identify the Township’s intent of referencing ‘collector road or higher." Although the
Miami County Subdivision Design and Construction Standards do provide a reference to
‘collector,” this reference is primarily refated to the type of subdivision street or road,
right-of-way width, required overall street width to be constructed, etc. The reference in
the construction standards may not accurately depict actual traffic volumes.  For
classification of roadways throughout Miami County, the statewide ODOT Roadway
Functional Classification system that is locally administered by Miami Valley Regional
Planning Commission is utilized. There are a limited number of roadways in Bethel
Township meeting the functional classification requirements to be ‘collector’ roadways.

Section 13.05, Page 17 “Drainage Plan has been approved under §34.08 with the
recommendation of the Miami County Engineer”

The MCEO will provide comments based upon a site plan and stormwater
facilities meeting development standards that mirror and reference Miami County
standards and regulations in place at the time of review.

Section 14.05, Page 19 "Drainage Plan has been approved under §34.08 with the
recommendation of the Miami County Engineer”

The MCEO will provide comments based upon a site plan and
stormwater facilities meeting development standards that mirror and reference Miami
County standards and regulations in place at the time of review.

Article 34, Scope & Section 34.01, Page 21 “engineering review and
permitling authority of the Miami County Engineer, the Miami County Sanitary Engineer”

The authority of the Miami County Engineer and Sanitary Engineer are limited by
Ohio Statute. Plan review completed by the Miami County Engineer is completed and
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comments returned to the governing entity The MCEQ review is typically considered a
cursory level review as plans are required to be signed and stamped by a Professional
Engineer and/or Professional Surveyor. The Miami County Engineer's enforcement
authority is typically limited to the road right-of-way, or effects thereto.

Section 34.01, Subparagraph C, Page 21 ‘R.C. §6131 through §6137
(county and township drainage petitions)”

Please clarify the intent and ensure the accuracy and compliance with current
statute. The Ohio Revised Code Chapters 6131 through 6137 is not believed fo grant
any governing authority to Township Trustees in regards fo petition drainage
improvements. The reference to 'township drainage petitions’ could be misleading.

Section 34.02, Subparagraph C, Page 22 ‘A Drainage Plan shall conform to
Miami County Engineer drainage standards”

The Miami County Engineer does not maintain a set of drainage standards. The
statement should be updated to reference Miami County standards and regulations in
place at the time of review. This would help ensure all Miami County DoD Standards,
Miami County Subdivision Design and Construction Standards, Miami County
Stormwater Management Control Regulations (Sediment and Erosion Control
Regulations), etc. are encompassed.

Section 34.02, Subparagraph F, Page 22 ‘Maintenance Plan”

The enforcement of the stated maintenance plan may have limitations; legal
review is suggested. Please ensure no reference or inference is made to the Miami
County Engineer, Miami County Sanitary Engineer, etc. suggesting Miami County
entities or official have the authority to enforce, inspect, enact, ete. the ‘maintenance
plan.’

Section 34.03, Subparagraph A, 1-7, Page 23 “Activities triggering
drainage plan requirement such as: “A2 zoning amendments affecting three (3) or more
acres,” “A4 any substantial improvement of an existing building, structure, or site,” etc.

The intent appears to require drainage plans, i.e. analysis, site plan, calculations,
drainage infrastructure, ete. for all development activities on existing or new tracts. Is
this for all zoning types-districts? This may exceed resources available for review, and
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necessitate the securement of third party review by the Township, with related fees paid
by the Developer and/or Township. The timeline for completion of any review is directly
affected by the number of submittals received and other daily duties and responsibifities

of the Miami County Engineer.

Section 34.03, Subparagraph A, 8, Page 24 “any other activity for which the
Miami County Engineer, the Miami county Sanitary Engineer...requires a stormwater
prevention plan...... "

This item 8 needs revised, The requirement for a stormwater pollution prevention
plan is not governed, nor reviewed by the Miami County Engineer or Miami County
Sanitary Engineer.

Section 34.04, A, Page 24 “prepared and sealed by a Professional Engineer”

Has the Township intentionally omitted Professional Surveyor in regards to
preparation of a ‘drainage plan?’

Section 34.04, B1, Page 24 "one-foot contour intervals or as required by
the Miami County Engineer”

This sentence should be updated to state ‘one-foot contour intervals or as
required by the reviewing agency.’

Section 34.04, B4, Page 25 “demonstrating compliance with §34.05 and with
Miami County Engineer standards’

The reference to Miami County Engineer needs to be changed to Miami County
Subdivision Design and Construction standards of Miami County standards and
regulations in place at the time of review.

Section 34.04, B8, Page 25 sevidence of submittal to the Miami County Engineer
or Miami County Sanitary Engineer”

All initial submittals must be made to Bethel Township by the developer and then
delivered by Bethel Township to the reviewing agency to ensure all communications,
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formal procedures, permitting processes, stc. are fully documented by Bethel Township.
This will ensure the submittal meets all Bethel Township zoning requirements prior to
any review by Miami County or other entities, agencies, etc. Please note that all current
‘county zoning’ reviews originate at the Miami County Department of Development.

Section 34.05, Page 25  “references to Miami County Engineer or Miami County
Sanitary Engineer standards for stormwater”

These references should be updated to Miami County standards and
regulations in place at the time of review relating to stormwater. The MCEO will provide
comments based upon a site plan and stormwater facilities meeting development
standards that mirror and reference the county standards in place at the time of review.
This includes pre-development peak rate. Uniformity in the requirements for site plan or
drainage plan review completed by MCEQ is strongly recommended.

Section 34.05, Subparagraph E & F, Page 26 “...that would constitute an
actionable nuisance under Ohio common law...."

The review of this entire document, including this Section and Subparagraphs
with the Miami County Prosecutor is strongly encouraged. The Miami County Engineer
will not be offering any review, interpretation, or opinion related to either of these
subparagraphs. The reference to determining applicability of the reasonable-use
doctrine should be directed to the Miami County Prosecutor; the MCEOQ does not
provide leqal advice, counsel or review,

Section 34.06, Subparagraph C, Page 26 ‘reference to Miami County
Engineer requires a greater setback”

Setbacks are a subject and determination of ‘Planning & Zoning.” Uniformity in
the required setbacks throughout Miami County is encouraged, i.e. utilize the same
setbacks of Miami County Department of Development. The MCEO typically
discourages deviation from the established setback distances as suggested in this
subparagraph.

Section 34.08, Subparagraph D, Page 26 ‘safety features”

The MCEQ will not complete review or provide comments related to this
section.
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Section 34.07, Page 27  “Maintenance Plan”

The review of this section with the Miami County Prosecutor is
encouraged to ensure the legality of all aspects outlined by the section. The MCEO will
not complete review, provide comments, perform work, etc. related to this section.

Section 34.08, Subparagraph B, Page 27 “County Engineer Coordination”

The ‘30-days for response’ should be modified to include initial comment,
request for additional information, request for time extension, etc. Storm sewer
connections are inspected by the Gounty Engineer within the road right-of-way. The
Miami County Sanitary Engineer approves, inspects, efc. connections to central water
and central sanitary sewer systems. Additional consultation with the Miami County
Sanitary Engineer's Office is suggested.

Section 34.08, Subparagraph C, Page 27 "Approval Required, County
Engineer recommendation as has been received, that the Plan complies with this

Article”

The Miami County Engineer and Miami County Sanitary Engineer will
review submittals and provide comments specific to certain engineering and design
aspects. Ensuring submittals complies with applicable zoning codes, articles,
requirements, etc. is the responsibility of Bethel Township. Ensuring the submitted plan
complies with Bethel Township Zoning is the responsibility of the developer’s licensed
engineer and/or licensed land surveyor

Section 34.08, Subparagraph E, Page 28 “Independent Engineering
Review"

Based upon the proposed Bethel Township Zoning Resolution updates,
the Township will likely need to utilize this section for engineering review to ensure
compliance with the updated zoning articles. Modification to the proposed Bethel
Township Zoning Resolution updates must be made for consideration of review and
comment of Bethal Township sites by the MCEQ. Ensuring compliance with the ORC is
the responsibility of Bethel Township,

Section 34.11, Subparagraph D, Page 29 “Drainage improvements
undertaken directly by Bethel Township, by the Miami County Engineer, by the Ohio
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Department of Transportation, or by a public utility... ... but shall coordinate with the
Zoning Administrator”

The review of this section with the Miami County Prosecutor is strongly
encouraged; the legality and enforcement of aspects outlined by this section is believed
to conflict with the ORC. The Miami County Engineer, Miam County Sanitary Engineer,
Ohio Department of Transportation, etc. are not required by the ORC to obtain Township
Zoning or Township Trustee approval for maintenance or infrastructure projects under
their respective jurisdiction and oversight. The courtesy of correspondence to notify the
Township of upcoming projects could be considered, but performance of duties within
respective jurisdictions will not be dictated by the Township. The regulation of public
utilities by the Township, (as currently organized} is believed to be in direct conflict with
the ORC.

Section 34.12, Subparagraph A, Page 29 “‘Cross-References”

Ensure the reference to ‘conformance with Miami County Sanitary
Engineer Standards' is accurate.,

Articles 35 Off-Street Parking and Loading, 38 Landscape and Buffer
Requirements, 39 Pond Reguiations, Article 40 Violations and Corrective Actions

Articles 35, 38, 38, and 40 are considered by MCEO to be Planning & Zoning
areas of oversight.

Has the Miami Soil & Water Conservation District been contacted concerning
their review of ponds in Bethel Township?

gk kk Kk kwk End WAk Ak hh ko

Page 7 of 7



P o xgh AA 4

Bethel Township Zoning, 2017 - DRAFT
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Attachment B.2
FEMA Designated Flood Plain
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Article 01 — General Provisions

Bethel Township Zoning Resolution

Article 1 — Redline (June 2026 In-Scope Amendments Only)

Only changes within the four June 2026 themes are shown. Other content of this Article remains unchanged from
the current edition and is not reproduced here.

REDLINE KEY: inserted text ¢ deleted text o unchanged text

Section 1.05 Interpretations and Conflicts (NEW)

[Existing §1.05 is supplemented with the following general interpretive rufes, applicable throughout this Zoning

Resolution:]

A. Principal Permitted Uses. Only a use designated as a principal permitted use shall be
allowed as a matter of right in a zoning district. A use which is not specifically mentioned as a
principal permitted use within a zoning district shall not be permitted as a principal use upon
any property by the Zoning Administrator or by the Board of Zoning Appeals.

B. Accessory Permitted Uses. Only uses designated as accessory permitted uses shall be allowed
as a matter of right in a zoning district, Any accessory use not so designated shall be allowed
only upon appeal to, and a determination by, the Board of Zoning Appeals that such use is
customarily incidental to a permitted principal use, in accordance with §30.05.

C. Conditional Permitted Uses. Uses designated as conditional permitted uses shall be
permitted within a zoning district only upon issuance of a Conditional Use Permit by the Board
of Zoning Appeals in accordance with the procedures of §2.06.D and Ohio Revised Code

§519.14,

D. Lot Development Standards. The lot development standards set forth for each zoning
district shall be the minimum standards (or maximum standards, as applicable) for lot
development within such zoning district. Where such standards are in conflict with any other
lawfully adopted rules or regulations, the more restrictive standard shall govern.



Article 02 — Administration, Procedures, and Permitting

Bethel Township Zoning Resolution

Article 2 - Redline (June 2026 In-Scope Amendments Only)

Only changes within the four June 2026 themes are shown. Other content of this Article remains unchanged from the current
edition and is not reproduced here.

REDLINE KEY: inserted text  deleted text o unchanged text

Section 2.03 Zoning Administrator
» » o (intervening content not in June scope) o o »

K. Stop-Work-or-USE Order. The Zoning Administrator may issue a Stop-Work Order halting
construction, or a Stop-USE Order halting operational use, upon finding that work or use is being
conducted (i) without a required Zoning Certificate, (ii) in material deviation from an issued
Certificate, or (iii) in a manner that creates an imminent risk to public health or safety. The order
takes effect upon posting at the property and email or written notice to the property owner.
Resumption of work or use requires written authorization from the Zoning Administrator, A
Stop-Work-or-USE Order is reviewable on administrative appeal under R.C. §2506.01; the order
remains in effect during the pendency of any appeal unless stayed by court order.

L. Outstanding Violations Bar. The Zoning Administrator shall decline to accept, process, or act
upon any application filed under this Resolution where an Outstanding Violation (as defined in
Article 40, §40.02.H) exists or is discovered during the processing of the application on the
subject parcel, subject to the Abatement Plan hardship exception in Article 40, §40.03.D.

M. Oath of Office. Before assuming duties, the Zoning Administrator and any Alternate or Interim
Zoning Administrator shall take and subscribe an oath of office before an elected official
authorized to administer oaths pursuant to R.C. §3.22, which shall be filed in the Township
records.

o « o (intervening content not in June scope) = = »

Section 2.06 Board of Zoning Appeals

® o o (intervening content not in June scope) » » »

4.AConditi ) Use-Rermit shallbed il nik vl 1 ¢ hip-of t}

Zoning-Administrater:Continuity, Termination, and Transfer of Conditional Use Permits.

A. Continuity of Conditional Use. A Conditional Use Permit shall continue in effect according to its
terms unless terminated under the provisions of this section.



B. Discontinuance and Abandonment. A Conditional Use shall be deemed automatically
terminated and revoked if the use authorized by the Conditional Use Permit is discontinued,
abandoned, or not actively exercised on the parcel for a continuous period of six (6) months.
Termination is appealable under R.C. §2506.01.

C. Transfer of Property — Registration. Upon a change of property ownership or change of
operator, the new owner or operator shall register with the Zoning Administrator within thirty
(30) days, providing operational details and confirming intent to continue compliance with all
original conditions of the Conditional Use Permit. The Zoning Administrator may conduct a
compliance inspection. Registration does not constitute a new application for a Conditional Use

Permit.

D. Material Modification. Any material expansion, intensification, or change in the use authorized
by a Conditional Use Permit requires a new Conditional Use application under §2.06.D.

5. Specific Conditional Use Standards. [Existing §2.06.D.5 subsections governing specific conditional
uses are renumbered continuously a through j to correct lettering errors in the current edition.
Typographical errors (including two occurrences of 'pubic’ for 'public') and duplicated phrase
fragments are corrected. No substantive change.]

6. Modification. Where the holder of a Conditional Use Permit proposes to modify the use,
expand the operational scope, or change material conditions of the approved Permit, the holder
shall apply to the Board of Zoning Appeals for an amendment of the Permit before undertaking
the modification. The application shall be processed under the same procedures applicable to an
original Conditional Use Permit application. Operating outside the scope of an approved
conditional use without first obtaining an amendment shall be a violation enforceable under
Article 40.

o s o (intervening content not in june scope) = e
Section 2.07 Zoning Certificates
o « o (intervening content not in June scope) ¢ ¢ ¢
§2.07.A.2 Zoning Certificate - Applicability - Change in Use

A Zoning Certificate shall be required for any of the following: 2.Change in use of an existing building,
accessory building, lot, or portion thereof, to a use of a different classification, including, but not
limited to, Home Occupations and excluding changing to any agricultural use;

§2.07.C Zoning Certificate - Zoning Certificates for Home Occupations and Fencing
C: Zoning Certificates for Home Occupations
C.1: A Zoning Certificate shall be required for all Home Occupations.

C.2: Home Occupation Zoning Certificates shall expire five (5) years from the date of issue. To show intent
to continue operation, the permit shall be renewed by application to the Zoning Administrator by the
applicant. If finding that the permit holder is in compliance with the permit conditions, the Zoning



Administrator shall issue a renewal. If conditions have not been met by the applicant, action will be taken
to revoke the original permit.

C.3: All Home Occupations shall comply with the Home Occupation requirements set forth in
Section 30.27.

D: Zoning Certificates for Fences, Walls, and Hedges
D.1: A Zoning Certificate shall be required for all Fences, Walls, and Hedges,

D.2: All Fences, Walls, and Hedges shall comply with the Fences, Walls, and Hedges requirements
set forth in Section 30.06.

Renumber current paragraph C and subsequent paragraphs.
e ¢ ¢ (intervening content not in June scope) e e e

Section 2.15 Conformance

A.No Application While Outstanding Violations. The Zoning Administrator shall not accept or
process a rezone, variance, or conditional use application on any parcel that has outstanding
zoning violations, including violations discovered during processing of the application, except as
provided in subsections C and D of this Section.

B. Sequencing, Where rezoning and a variance or conditional use are both sought, the rezoning
application shall be filed, heard, and acted upon first; the variance or conditional use application
may be filed only after final action on the rezoning.

C. Abatement Plan Exception. The Zoning Administrator may accept an Abatement Plan from a
property owner that establishes a reasonable timeline and method for curing the outstanding
violations. Upon acceptance of an Abatement Plan, the Township shall process the owner's
zoning applications notwithstanding the existence of the violations being cured under the Plan,
provided that: (1) the Abatement Plan is in writing, signed by the property owner, and accepted
by the Zoning Administrator; (2) the Plan includes specific milestones and a final cure date not
exceeding one hundred eighty (180) days from acceptance, with one ninety (90) day extension
available upon written finding of good cause; (3) the owner remains in compliance with the
Plan's milestones; and (4) the applications being processed are not in furtherance of, or do not
perpetuate, the underlying violations.

D. New Owner Exception. A new property owner who acquired title without actual knowledge of
the violations, and within thirty (30) days of acquisition demonstrates to the Zoning
Administrator a good-faith effort to identify and address violations, may submit applications
subject to acceptance of an Abatement Plan under Subsection C.



Article 03 — Definitions

Bethel Township Zoning Resolution

Article 3 — Redline (June 2026 In-Scope Amendments Only)

Only changes within the four June 2026 themes are shown. Other content of this Article remains unchanged from the current
edition and is not reproduced here.

REDLINE KEY: inserted text ¢ deleted text » unchanged text

Heavy Truck — Any commercial motor vehicle with a manufacturer’s gross vehicle weight rating
(GVWR) of twenty-six thousand and one (26,001) pounds or more, as shown on the
manufacturer's certification label affixed to the vehicle, The term includes truck-tractors,
combination units, dump trucks, concrete mixers, and other heavy commercial vehicles meeting
this weight rating, regardless of whether the vehicle is currently operable or in service.

Heavy Truck Parking — See "Parking, Heavy Truck".

Parking, Heavy Truck — The parking, storage, or staging of one (1) or more Heavy Trucks on a parcel as a
principal use of the land. The parking of one (1) or more Heavy Trucks on a parcel shall be Heavy Truck
Parking as a principal use unless all of the following accessory-use tests are met: (a) the Heavy Truck
parking is clearly subordinate to an established principal use on the same parcel; (b) the Heavy Trucks
parked are owned or operated by, and used in the on-site operation of, the principal use; and (c) the Heavy
Truck parking is not the predominant activity on the parcel measured by area, vehicle count, or hours of
activity. Failure of any of these three tests renders the activity Heavy Truck Parking as a principal use. For
purposes of identifying Heavy Truck Parking, multiple parcels operated by a single operator or under
common ownership shall be evaluated as a single operation. A fourth conjunctive test (d) applies to
accessory determinations: the principal use of the parcel generates on-site revenue not derived from the
parking, staging, or storage of Heavy Trucks, in an amount at least equal to fifty (50) percent of the gross
revenue attributable to the parcel; documentation by sworn affidavit and supporting tax-return excerpts
available for inspection on demand.

Junk Vehicle — See "Junk Motor Vehicle" or "Vehicle, Junk Motor". For purposes of this Resolution, the
terms are interchangeable,

Junk Motor Vehicle — See "Vehicle, Junk Motor".

Vehicle, Junk Motor — A motor vehicle that meets two (2) or more of the following conditions: (a) is three
(3) or more model years old; (b) is apparently inoperable, including but not limited to having flat tires,
missing wheels, missing engine or transmission, broken windshield, expired or no license plates, broken or
missing body panels, or inability to start or move under its own power; and (c) has a fair market value

approximately equal only to the value of the scrap in it. Excludes (i) a Collector's Vehicle {as definedin
Article 40, §40.02.B) stored on private property with the permission of the person having the right to
possession and concealed by buildings, fences, vegetation, terrain, or other suitable screening; (ii) a motor
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vehicle stored entirely within a fully enclosed building or structure; and {iii) a motor vehicle on a property
licensed as a motor vehicle salvage yard, wrecking facility, or licensed automobile dealer in accordance
with applicable Ohio law.A fourth condition (d) also satisfies this definition independent of the two-of-
three test above: the vehicle has remained in the same location on the property for more than ninety (90)
consecutive days without being moved under its own power. A parallel provision applies to enforcement
procedure at §40.02.A.

Religious Place of Worship — A building or structure designed and used primarily for organized
religious services and the gathering of persons for worship. The term includes churches,
Synagogues, mosques, temples, chapels, and meeting houses regardless of denomination.
Accessory uses include fellowship halls, religious classrooms, administrative offices, and parking
serving the principal use. For purposes of off-street parking calculations under Article 35, 'place
of worship’ refers to the principal sanctuary or worship space only. This definition is
denomination-neutral and shall be applied consistent with the Religious Land Use and
Institutionalized Persons Act, 42 U.S.C. §2000cc.

e » o (intervening content not in fune scope) s e s

Junk Yard (Salvage Yard) — An open area where waste, used or second-hand materials are bought and
sold, exchanged, stored, baled, packaged, disassembled, or handled including but not limited to scrap
iron and other metals, paper, rags, rubber tires, and bottles. A 'Junk Yard' includes automobile wrecking
yards and areas for storage, keeping, or abandonment of junk unless established entirely within

enclosed buildings. Where the use of the land involves two-()-ormore-tihousedinoperative or
unlicensed-{where-applicable}- vehiclesfive (5) or more Junk Motor Vehicles (as defined herein)

stored in the open and not falling within any exemption to the Junk Vehicle definition, such
condition shall be considered prima facie evidence of the existence of a junkyard.

Frueking Truck Transfer Terminal — A facility where freight is consolidated from incomin g vehicles,
sorted, and transferred to outbound vehicles for further transport, typically involving short-term
storage of less than 24 hours. Does not include vehicle repair, parts sales, or commercial truck parking
rental, which are separately defined uses.Where a facility's predominant activity is the transfer of
freight between vehicles for further transport (as opposed to long-term storage or local
delivery), it shall be classified as a Truck Transfer Terminal regardless of how the facility is
marketed or self-described by its operator. This canonical spelling supersedes "Trucking
Transfer Terminal' wherever the latter appears in this Resolution.

= « « (intervening content not in June scope) = = «

Automobile — A self-propelled motor vehicle designed for the transportation of persons or
property on a public street or highway, with a manufacturer's gross vehicle weight rating
(GVWR) of less than twenty-six thousand and one (26,001) pounds. The term includes passenger
cars, sport utility vehicles, vans, pickup trucks, and similar vehicles in private or commercial use;
it does not include Heavy Trucks (as defined herein), motorcycles, recreational vehicles, off-road
vehicles, or trailers.

e o o (intervening content not in June scope) o e o

Impervious Surface — Any surface preventing or substantially impeding fluid infiltration. The
term includes roofs, asphalt, concrete (whether plain, stamped, or colored), and compacted-
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aggregate surfaces. Porous concrete, permeable pavers, and pervious asphalt are counted as
Impervious Surface unless certified by a licensed professional engineer to (i) maintain a long-
term infiltration rate of one and zero-tenths (1.0) inch per hour or greater, and (ii) be installed
and maintained in accordance with the manufacturer’s specifications. Where so certified, such
surfaces shall be counted as fifty (50) percent of their actual surface area for purposes of
Impervious Surface calculations.

Authorized Officer — The Zoning Administrator, Zoning Inspector, Township Administrator, or
any other person designated in writing by the Board of Township Trustees to enforce Article 40
(Violations and Corrective Actions).

Final Notice of Violation — A Notice of Violation issued under Article 40 §40.04 for which the
cure period has expired without abatement and no timely request for administrative hearing has
been filed, OR for which a hearing under §40.05 has been concluded with a determination by the
Board of Township Trustees affirming the violation.

Nuisance — Any condition on real property within the unincorporated area of Bethel Township
that the Board of Township Trustees determines to be dangerous, unhealthy, unsightly, or
detrimental to the neighborhood, community, or the general welfare, including but not limited
to: (1) accumulations of vegetation, weeds, garbage, refuse, debris, or junk; (2) buildings or
structures in a state of disrepair posing a hazard; (3) standing water or stagnant conditions; (4)
unsanitary conditions; and (5) conditions creating a fire, health, or safety hazard.

Outstanding Violation — With respect to any parcel of real property: (1) a Final Notice of
Violation that remains unabated; OR (2) a property-specific nuisance resolution adopted by the
Board of Township Trustees under Article 40 §40.07 for which the abatement period has expired
without abatement.

Owner — The record owner of real property as shown on the records of the Miami County
Auditor or Miami County Recorder, including any person, firm, partnership, association,
corporation, or other legal entity holding such record title.

Property — Any real property, whether publicly or privately owned, located within the
unincorporated area of Bethel Township, Miami County, Ohio.

Collector's Vehicle — See "Vehicle, Collector's".

Vehicle, Collector's — Any motor vehicle, or agricultural tractor, or traction engine that is of special interest;
that has a fair market value of one hundred dollars or more, whether operable or not; and that is owned,
operated, collected, preserved, restored, maintained, or used essentially as a collector's item, leisure pursuit,
or investment, and not for general transportation. butnot-as-the-owner's-principal-means-of




Dwelling - A building or portion thereof, designed for occupancy for residential purposes and having
sleeping, kitchen and bathroom facilities for ene household, family orindividual. A dwelling unit may
include an Industrialized Unit but shall not include a Manufactured Home unless it meets the additional
requirements as identified in “Manufactured Home, Permanently Sited”.

Dwelling, Manufactured Home, Permanently Sited - A permanently sited manufactured home is a-is
considered a single-family dwelling if it meets all the additional criteria:

1. The structure is affixed to a permanent foundation and is connected to appropriate utilities.

2. The structure, excluding any addition, has a minimum width of 22 feet.

3. The structure has a minimum length of 22 feet.

4. Excluding garages, porches, and attachments, the manufactured home has a minimum living area of
900-square-feet that meets the District’s specified “Minimum Floor Area of Residential Uses”.

5. The manufactured home has a minimum 6-inch eave overhang including appropriate guttering.

6. The manufactured home was manufactured after 1/1/95.

7. The manufactured home is not located in a manufactured home park.

Dwelling, Barndominium - A barn-inspired structure converted into a modern, livable home,
often combining residential and functional spaces like workshops or garages. A Barndominium
is considered a single-family dwelling for purposes of this Resolution.

Barndominium - See “Dwelling, Barndominium”.
Single Family Dwelling - See “Dwelling, One Family”.
Tiny Home - See “Dwelling, Tiny".

Dwelling, Tiny - A residential dwelling that is 500 square feet or less, These homes are designed
to maximize function in a compact footprint, often featuring multi-purpose areas and clever
storage solutions to ensure comfortable living despite limited space.

Loan Office - See “Financial Institution”.

Wind Farm - A group of wind turbines installed in a specific area to capture the kinetic energy of
moving air,

Wind Farm, Commercial - A group of wind turbines installed in a specific area to capture the
kinetic energy of moving air for profit.

Solar Farm - An installation of solar panels that convert sunlight directly into electricity using
photovoltaic cells.

Solar Farm, Commercial - A large installation of solar panels spread over an open field that
convert sunlight directly into electricity using photovoltaic cells for profit.

Solar Farm, Private Use - An installation of solar panels that convert sunlight directly into
electricity using photovoltaic cells for personal use.

Solar Power Plant - See “Solar Farm, Commercial”.
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Data Center - A physical facility that houses computing infrastructure, including servers, storage,
and networking equipment, to store, process, and manage digital data for businesses and

services,

Short-Term Rental - a furnished property rented for brief, transient stays, governed by lodging
laws rather than traditional landlord-tenant regulations, and designed to provide flexible,
temporary accommodation for travelers while offering income opportunities for property

owiners.
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