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STAFF REPORT
CASE:


ZC06-2015
APPLICANT:
Sugarcreek Twp. Board of Trustees
LOCATION:
The subject property is located on the north and south sides of Clyo Road approximately 1100’ east of the intersection of Clyo Road and Wilmington Pike and approximately 275’ south of the intersection of Clyo Road and Possum Run Road (the subject parcel is directly south of the intersection of Possum Run Road and Possum Run Court) and contains 89.8123 acres (of which 58.3852 are subject to this rezoning request)
ZONED:
O-1 (Office) and PUD-B-2 (General Business Planned Unit Development) Districts
PROPOSED ZONING:
B-2 (General Business District)
DATE: 


June 9, 2015
DESCRIPTION OF REQUEST
Existing Zoning District:  The 58.3852 acre subject rezoning site is part of a larger 89.8123 acre parcel.  The rezoning site is located in the O-1 (Office) and PUD-B-2 (General Business Planned Unit Development) Districts.  

Applicant Proposal:  The Sugarcreek Township Board of Trustees is requesting a map
amendment to rezone 58.3852 acres from O-1 (Office) District and PUD-B-2 (General Business Planned Unit Development) District to B-2 (General Business) District.
Property Location:  The subject property is located on the north and south sides of Clyo Road approximately 1100’ east of the intersection of Clyo Road and Wilmington Pike and approximately 275’ south of the intersection of Clyo Road and Possum Run Road (directly south of the intersection of Possum Run Road and Possum Run Court).  The subject parcel is bisected by land owned by the Bellbrook Sugarcreek Park District.
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Zoning of Adjacent Parcels:  The parcels located to the north of the subject parcel and located in the City of Centerville are part of the Cornerstone of Centerville South development and planned for office uses.  The parcels north of the subject parcel in Sugarcreek Township are zoned B-2 (our Public Safety Building and the back portion of the parcel containing Sugarcreek Plaza 1).  The parcels located to east of the subject parcel are located in the city of Bellbrook and contain single-family residential uses.  The parcels to the south of the subject parcel are located in the White Fence Farm subdivision, contain single-family residential uses and are zoned R-1B (Suburban Residential Moderate) District.  Ron Kehl Park is also located to the south of the subject parcel.  The parcels to the west of the subject parcel (Staples/Aldi, Walmart, and Sugarcreek Plaza II) are located in the B-2 (General Business) District and contain commercial uses.  The park district property that bisects the subject parcel is zoned A-1 (Agricultural) District.
Greene County Regional Planning and Coordinating Commission Recommendation:  The Greene County Regional Planning and Coordinating Commission has reviewed the request and recommended that it be considered for approval.
Sugarcreek Township Long Range Land Use Plan:

The subject property is in Planning Area 2: Wilmington Pike Commercial Corridor.  The applicable Planning Area Recommendations include:

· The principal use of this area should continue to be for commercial and office uses with the commercial uses focused along the frontage of Wilmington Pike and the office uses located along the eastern edge of the planning area (as zoned in 2013).

· Development within the corridor shall be done in a planned way, with uniform building materials, signage, lighting and landscaping provided.
· Mixed-use developments may be appropriate in this planning area provided that they are developed according to an overall development plan with an emphasis on creating a more vibrant, walkable, economic development.  Community gathering area/destination points shall be included within the overall development.

· Buffering shall be provided between new development and existing adjacent divergent or less restrictive uses.  Appropriate transition between existing residential uses and new non-residential development should be provided.

Staff notes that B-2 District zoning would be consistent with the planned principal use of the subject parcel pursuant to the Land Use Plan.  Article 10 of the Sugarcreek Township Zoning Resolution will govern buffering and will require a 50’ buffer from any adjacent residential use (with either a fence, wall or berm 6’ in height and three evergreen trees and six shrubs for every 60 lineal feet of lot line requiring the buffer). In lieu of a fence, wall or berm, a natural buffer may be provided consisting of eight evergreen trees planted in an offset manner to provide a solid buffer for every 80 lineal feet requiring a buffer and twelve shrubs for every 75 lineal feet of lot line requiring a buffer.  Development within the B-2 District will also be subject to our architectural design standards, our standards for parking, loading and circulation, our landscaping standards, our lighting standards and all other standards established to promote public health, safety, convenience, comfort, prosperity and general welfare in accordance with Section 519.02 of the Ohio Revised Code.
Existing Conditions:

Currently the property is undeveloped and farmed.  The property generally drains to the south and east. 

Applicable Articles and Findings of Fact:

Section 3.06 of the Sugarcreek Township Zoning Resolution governs Map Amendments.  Review Criteria outlined in Section 3.06 D) includes the following:

1. The amendment is in accordance with the Sugarcreek Township Long-Range Land Use Plan and this Zoning Resolution; and 
2. Where more than one zoning district is available that permits the land use designation, the applicant must justify the particular zoning being sought and show that it is best suited for the specific site, based upon the recommendations of the Long Range Land Use Plan.

Comments on the Land Use Plan were addressed above.  The Sugarcreek Township Board of Trustees initiated this text amendment to promote the development of the subject rezoning site.  The subject rezoning site is characterized by split zoning meaning a portion is zoned O-1 and a portion is zoned PUD-B2.  This is and has been problematic from a development standpoint.  The requested rezoning from O-1/PUD-B2 to B-2 will allow for the parcel to be developed under the standards established for the B-2 District without having to develop around a seemingly arbitrary zoning district line.  
Staff has attached Table 4-3: Permitted Use Table and Table 4-5: Non-Residential Site Development Standards.  The B-2 District would allow the following additional uses by right in the area of the rezoning site currently zoned O-1: Institutional Housing (currently a conditional use in the O-1), Animal Hospital, Veterinary Clinic or Kennel (currently a conditional use in the O-1), Automotive Fuel Sales, Automotive Sales or Rental, Automotive Washing Facility, Bar or Tavern, Commercial Entertainment Use, Commercial Recreation, Conference Center or Assembly Hall, Country Clubs and Golf Courses, Drive-Through Facilities (currently conditional uses in the O-1), Funeral Homes, Hospitals, Hotel/Motels, Mixed Uses, Research and Development Facilities, Fast-Food Restaurants (currently conditional uses in the O-1), Retail Commercial Uses, and Museums (currently conditional uses in the O-1).  The only difference in the site development standards for the O-1 District vs. the B-2 District is lot coverage.  O-1 has a 60% maximum, while B-2 has a 70% maximum.
Staff Comments:
Staff can find no record of any preliminary plan having been submitted in association with the PUD-B2 District.  There is no difference between the uses permitted in the PUD-B2 District versus those permitted in the B-2 District.  Section 4.05 A. of the Sugarcreek Township Zoning Resolution holds that “The district boundary lines of the zoning district map are intended to follow either streets, alleys or lot lines; and where the districts designated on the map are bounded approximately by such street, alley, or lot lines, the street, alley or lot shall be construed to be the boundary of the district, unless such boundary is otherwise indicated on the map.”  The boundary line between the O-1 District and the PUD B-2 District follows no such standard here.  The Township Trustees have been working diligently with the property owner’s representative to plan for development of this parcel.  Clyo Road Phase 2 (taking Clyo Road from its’ current three lane configuration to five lanes and adding pedestrian and bicycle centered amenities) is currently under construction.  In conjunction with that project water will be extended to the subject parcel, further readying it for development.  Eliminating the split zoning classification and eliminating a PUD designation for which no Preliminary Development Plan exists will help further facilitate development of the parcel.  
____________________________

Cara K. Tilford, AICP
Director of Planning and Zoning
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