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STAFF REPORT
CASE:


ZC02-2019
APPLICANT:
HPA Development Group, Inc.
LOCATION:
4775 Swigart Road, 66.130 acres
ZONED:
PUD-R (Residential Planned Unit Development) District
REQUEST:
Final Development Plan Approval
DATE: 


March 5, 2019
DESCRIPTION OF REQUEST
Existing Zoning District:  The subject property is currently zoned PUD-R (Residential Planned Unit Development) District.  
Applicant Proposal:  The applicant is requesting Final Development Plan Approval for the Bell Meadows subdivision, containing 187 lots (62 patio home lots and 125 single-family home lots).
Property Location:  The property is located at the northeast corner of Swigart and Wagner Roads with 1684 feet of frontage on Swigart Road and 980 feet of frontage on Darst Road.
Zoning of Adjacent Parcels:  The parcels to the north are located in the City of Beavercreek (single family residential uses in the Country Acres subdivision, a 4.43 acre single family residential use, and single-family residential uses in the Walnut Grove subdivision).  The parcel to the south (First Baptist Church of Kettering) is zoned A-1 (Agricultural) District.  The parcels to the east (a 1 acre single family residential use and a cell tower on 6.6110 acre tract) are zoned A-1 (Agricultural) District.  The parcels to the west (a 5.242 acre single family residential use, a 3.141 acre single family residential use in the Land subdivision, and single-family residential uses fronting on Wagner under an acre in size) are located in the R-1A (Suburban Residential Low) District.  

Existing Conditions:

Currently the property is undeveloped and the majority of the property is farmed.  It contains an existing house and barns (all to be razed).  
Subject Property:
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History of Previous Actions:  At the October 2, 2018 Zoning Commission Meeting the Zoning Commission recommended approval of a map amendment from A-1 to PUD-R for the subject property.  The Zoning Commission also recommended approval of the Preliminary Development Plan (the 189 lot plan) for the subject property subject to the following conditions:
1. Final design shall be subject to approval of the Greene County Engineer’s Office.

2. Final design shall be subject to approval of the Greene County Department of Sanitary Engineering.

3. The development shall comply with the recommendations of the Soil and Water Conservation District.

4. Final design shall be subject to approval of Sugarcreek Township Fire Department.  

5. The use of vinyl and/or aluminum siding shall be prohibited.  Vinyl and/or aluminum may be used for gables and other decorative architectural features as approved by the Director of Planning and Zoning.

6. Any changes to the plan recommended by the GCEO as a result of the Traffic Impact Study shall be reflected on the Final Development Plan submitted for approval.  The developer shall be responsible for necessary road improvements required by the GCEO as a result of the Traffic Impact Study and any widening necessary is to occur on the development side of the road (or within existing road right-of-way).  

7. An easement along the property’s Swigart and Wagner Road frontages shall be recorded to be utilized for the construction of a 10’ wide hiker biker trail, in lieu of actual construction, if and when a hiker biker trail is extended along Swigart and Wagner Roads.  

8. Sheds, privacy fences and above ground pools shall not permitted to be constructed within the development.

9. The applicant shall adjust the rear yard setbacks on lots 117-121 and 71 and 72 to ensure that the 100’ setback will be met.  

10. The applicant may provide street lighting outside of the public right-of-way pursuant to the township’s requirements.  A lighting plan shall be submitted for review and approval during the Final Development Plan stage.  A lighting district will not be permitted.

11. Home sizes, as proposed by the applicant, will be required to be included within the HOA Documents submitted for approval at the Final Development Plan stage.  Final Development Plan approval will be conditioned upon these square footages, as proposed by the applicant, being met.

12. The same elevation of the same home plan will not be permitted to be constructed side by side.

At the December 3, 2018 Trustee Meeting the Trustees approved a map amendment from A-1 to PUD-R for the subject property.  The Trustees also approved the Preliminary Development Plan (the 187 lot plan) for the subject property subject to the following conditions:
1. Final design shall be subject to approval of the Greene County Engineer’s Office.

2. Final design shall be subject to approval of the Greene County Department of Sanitary Engineering.

3. The development shall comply with the recommendations of the Soil and Water Conservation District.

4. Final design shall be subject to approval of Sugarcreek Township Fire Department.  

5. The use of vinyl and/or aluminum siding shall be prohibited.  Vinyl and/or aluminum may be used for gables and other decorative architectural features as approved by the Director of Planning and Zoning.

6. Any changes to the plan recommended by the GCEO as a result of the Traffic Impact Study shall be reflected on the Final Development Plan submitted for approval.  The developer shall be responsible for necessary road improvements required by the GCEO as a result of the Traffic Impact Study and any widening necessary is to occur on the development side of the road (or within existing road right-of-way).  

7. A 10 foot hiker/biker trail along Swigart frontage shall be constructed with detail to be reviewed at final development stage.  

8. Sheds, privacy fences and above ground pools shall not permitted to be constructed within the development.

9. The applicant shall adjust the rear yard setbacks on lots 117-121 and 71 and 72 to ensure that the 100’ setback will be met.  

10. The applicant may provide street lighting outside of the public right-of-way pursuant to the township’s requirements.  A lighting plan shall be submitted for review and approval during the Final Development Plan stage.  A lighting district will not be permitted.

11. Home sizes, as proposed by the applicant, will be required to be included within the HOA Documents submitted for approval at the Final Development Plan stage.  Final Development Plan approval will be conditioned upon these square footages, as proposed by the applicant, being met.

12. The same elevation of the same home plan will not be permitted to be constructed side by side.

13. The boulevard entrance off Swigart Road shall be extended up to lot 2 and the orientation of lots 1 and 2 shall be changed to not access from the entry road.

Applicable Articles and Findings of Fact:
Section 5.10 A. establishes the approval criteria for a final development plans as follows:
· Appropriate arrangements with the applicant have been made to ensure the accomplishment of the public improvements and reservation of common open space as indicated on the preliminary development application and final development application.  If deemed necessary by the Board of Township Trustees, this assurance may require a bond to ensure the successful completion of these improvements.
· Greene County will hold bonds for streets and storm, survey markers and sidewalks, and water and sanitary improvements. Staff recommends that the township require a bond to ensure completion of the open space improvements (landscaping, mounding, etc.) not in place prior to the issuance of the third Zoning Certificate on a phase by phase basis.
· The proposed final development application for an individual section of the overall PUD is consistent in contents (building location--as applicable, land uses, densities and intensities, yard requirements, and area and frontage requirements) with the approved preliminary development application and the Sugarcreek Township Comprehensive Development Plan.
· The Final Development Plan submitted is consistent with the approved Preliminary Development Plan with a density of 2.9 dwelling units per acre and an open space percentage of 31%.  
· The Zoning Commission and Board of Township Trustees made a determination of consistency with the Long Range Land Use Plan at the time that the Preliminary Development Plan was approved.
· Each individual phase of the development can exist as an independent unit that is capable of creating an environment of sustained desirability and stability, or that adequate assurance will be provided that such objective can be obtained. 
· The applicant has provided a phasing schedule which includes seven proposed phases (all phases are included in this request for Final Development Plan approval).  The applicant is anticipating final phase construction in 2023.
· That any part of the PUD not used for structures, parking and loading areas, or streets, shall be landscaped or otherwise improved; or if approved by the BZC, left in its natural state.
· The applicant has submitted a landscaping plan, as required.  The applicant has provided for a street tree network and staff recommends that street trees depicted on individual building lots be planted no closer than 8’ from the right-of-way line.  It will be the responsibility of the builder to plant the trees depicted on individual building lots (and the responsibility of the developer to plant all other trees depicted on the landscaping plan).  Typically, the township requires that builders plant a street tree and an additional tree (not in a landscape bed adjacent to the front of the home) on every lot.  Staff notes that this may be impractical for the patio home lots given the uniqueness of the product type, but staff does recommend the Zoning Commission discuss the merits of carrying such a requirement through to the single family lot section.
i. The submitted plan depicts 18 trees proposed for the community garden lot and 13 trees proposed for the playground lot.  The applicant has also submitted a plan for the proposed playground.  

ii. The submitted plan depicts a total of 51 trees (37 evergreen trees and 14 shade trees) along the property’s Darst Road frontage (980’).  Staff has recommended that mounding, in addition to additional landscaping, be provided along the property’s Darst Road frontage.  
iii. The submitted plan depicts a total of 77 trees (55 evergreen trees and 22 shade trees) along the property’s Swigart Road frontage (1684’).  Mounding has been provided in the open space area adjacent to Swigart Road along between lots 33 through 20 (the patio home lot section) and the right-of-way.  The landscaping adjacent to lots 3 through 10 (the single family home lot section) is placed on the lot side of the proposed retention pond (as opposed to the Swigart Road side of the proposed retention pond).  Staff has asked that the retention pond’s shape be modified to be more reflective of what was shown on the approved Preliminary Development Plan and to allow for the landscaping to be situated on the Swigart Road side of the pond.  Staff notes that the location of the 10’ hiker biker path is somewhat limiting as to what kind of mounding can be undertaken here.  Staff has requested additional landscaping be provided along the property’s Swigart Road frontage.  
iv. Staff has requested that the white pines specified in the plant schedules be replaced with an alternate evergreen. 

v. The applicant has also committed to adding landscaping within the boulevard islands at both entrances into the subdivision, as well as in the open space areas in the cul-de-sacs.  
vi. Staff has requested signage details. 
NOTE: STAFF IS ANTICIPATING RECEIPT OF A REVISED LANDSCAPING PLAN IN ADVANCE OF THE MARCH 5, 2019 BZC MEETING. 
· That any exception from the design standards provided in the PUD District is warranted by the design and amenities incorporated in the final development application.
· The applicant has provided details for 10 home models to be constructed in the single family lot section (ranging from 1,420 SF to 3,088 SF) and 4 home models to be constructed in the patio home lot section (1,628 SF to 2,543 SF) of the Bell Meadows subdivision. The Declaration of Covenants, Conditions, Restrictions, Easements and Liens sets a minimum size for each living unit of 1,420 SF.
· As was a condition of Preliminary Development Plan approval, vinyl and aluminum siding will be prohibited with an allowance for vinyl and/or aluminum to be used for gables and other decorative architectural features as approved by the Director of Planning and Zoning.  The Declaration of Covenants, Conditions, Restrictions, Easements and Liens for the subdivision covers this prohibition.

· The Declaration of Covenants, Conditions, Restrictions, Easements and Liens for the subdivision provides for a prohibition of sheds and above ground pools, a limitation on the type (black aluminum only) and height (4’ maximum) for fences with a provision for the allowance of privacy fences (6’ maximum) in conjunction with small private areas (such as a deck, patio or hot tub) or along property lines which abut surrounding developments.  Staff notes that the conditions of approval for the Preliminary Development Plan included a prohibition on privacy fences.  The Zoning Commission will need to determine if they should be allowed on a limited basis, as proposed by the developer.
· That the internal streets and thoroughfares proposed are suitable and adequate to accommodate the anticipated traffic within and through the development.
· The Final Development Plan submitted is consistent with the approved Preliminary Development Plan.  The GCEO has reviewed the plan and noted that the widening required at the entrance on Swigart has been shown on the plan.  
· That the final development application is consistent with the intent and purpose of Article 1 of this Resolution. 
· The proposed development is consistent with the intent and purpose of Article 1 of the Sugarcreek Township Zoning Resolution: General Provisions.  
· The final development application has been transmitted to, and comments have been received from, all other agencies and departments charged with responsibility of review.
· The Final Development Plan was provided to the Greene County Engineer’s Office, the Greene County Department of Sanitary Engineering, the Greene Soil and Water Conservation District and the Sugarcreek Township Fire Department for review and comment.  GCEO comments have been received and were addressed above.  The Fire Department did provide review comments noting that a 4’ Stortz pumper connection for the fire hydrants will be required.  Soil and Water has indicated an approval in concept with review of detailed plans to occur during the subdivision review process.  No comments were received back from Sanitary Engineering.
· The final development application contains such proposed covenants, easements and other provisions relating to the proposed development standards as reasonably required for the public health, safety and welfare.

· The Declaration of Covenants, Conditions, Restrictions, Easements and Liens for the subdivision have been provided.  They provide for the requisite prohibition on vinyl and aluminum siding and set a minimum square footage of 1,420 SF within the development.  Other design guidelines include a prohibition on sheds and above ground pools and restrictions on the location and types of fencing permitted.   
· A schedule or timeline shall be submitted that details when the planned open space amenities and buffers will be installed.  If the PUD contains multiple lots to be developed over a period of time, no more than 25% of the lots should be built on before the planned amenities and buffers are installed.  However, the Zoning Commission or Board of Township Trustees may modify this requirement based on the specifics of each case.
· The applicant has provided a phasing schedule which includes seven proposed phases (all phases are included in the applicant’s request for Final Development Plan approval).  Only 25% of the lots may be built on before the planned amenities and buffers are installed.  Staff notes that the BZC may wish to hold the applicant to this requirement on a phase by phase basis (development will begin on the Swigart Road side of the property).  The applicant has stated that they will look to install the playground and community garden area in the beginning of the development (they are proposed in Phase 5) as these are major elements in their amenity package.  The applicant has also stated that Darst Road’s buffering will be included as part of Phases 4 and 6.  The entrance on Darst will be constructed as part of Phase 6.
Staff Comments:
Staff recommends the following as conditions of approval, should the BZC move to recommend approval to the Township Trustees:

1. Final design shall be subject to approval of the Greene County Engineer’s Office.

2. Final design shall be subject to approval of the Greene County Department of Sanitary Engineering.

3. The development shall comply with the recommendations of the Soil and Water Conservation District.

4. Final design shall be subject to approval of Sugarcreek Township Fire Department.  A 4” Stortz pumper connection for the fire hydrants will be required.  

5. A secondary ingress and egress for emergency vehicles only into the development shall be provided as part of the construction of Phase 4.
6. The use of vinyl or aluminum siding shall be prohibited.  Vinyl and/or aluminum may be used for gables and other decorative architectural features as approved by the Director of Planning and Zoning.
7. Amenities and buffers will be installed on a phase by phase basis (construction shall be limited to no more than 25% of lots before planned amenities and buffers are installed per phase).
8. A bond shall be provided to the Sugarcreek Township Trustees for incomplete open space amenities and buffers (including landscaping) prior to the issuance of the third Zoning Certificate on a phase by phase basis.
9. Street trees, constructed no closer than 8’ from the right-of-way line, shall be the responsibility of the builder (with the exception of those depicted on the common area lots which will be the responsibility of the developer to install with the construction each phase of the project) and shall be depicted on site plans for individual building lots submitted for approval.
10. Sheds and above ground pools shall not permitted to be constructed within the development.  Privacy fences will also be prohibited subject to the exceptions provided for in the draft Declaration of Covenants, Conditions, Restrictions, Easements and Liens.
11. The same elevation of the same home plan will not be permitted to be constructed side by side.

12. Any home utilizing brick or stone as a siding material on the front elevation shall be required to carry a brick or stone element through to all elevations (sides and rear).
13. A minimum home size of 1,420 SF, as proposed by the applicant in the draft Declaration of Covenants, Conditions, Restrictions, Easements and Liens, shall be required.  

14. Retention ponds shall be required to have a water feature.

15. No lighting plan was submitted for approval.  If any lighting is proposed (with the exception of landscape lighting or lighting associated with the monument sign) in association with any of the common areas, it shall be reviewed and approved by the Zoning Commission utilizing the Minor Modification process.

Cara K. Tilford, AICP

Director of Planning and Zoning
