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STAFF REPORT
CASE:


ZC08-2015.2 
APPLICANT:
Inverness Group, Inc. 
LOCATION:
3820 Upper Bellbrook Road, 115.189 acres and Upper Bellbrook Road, 24.499 acres
ZONED:
PUD-R (Planned Unit Development-Residential) and R-PUCD (Residential-Planned Unit Conservation Development) District
REQUEST:
Major modification to an approved preliminary development plan
DATE: 


October 13, 2015
DESCRIPTION OF REQUEST
Existing Zoning District:  Two parcels are involved in this request.  The parcel to be added to the Landings at Sugarcreek is currently zoned R-PUCD (Residential-Planned Unit Conservation Development) District, contains 24.499 acres and is subject to the rezoning request in Case ZC08-2015.1.  The Landings at Sugarcreek, contains 115.189 acres and is located in the PUD-R (Planned Unit Development-Residential) District.
Applicant Proposal:  The applicant is requesting approval of a Major Modification to add 24.499 acres to the Landings at Sugarcreek subdivision.  The property to be added is interior to the already approved Landings at Sugarcreek.  Total land area would increase from 115.189 acres to 139.688 acres, adding 66 single-family residential lots for a total of 256 lots.  Open space would increase from 46.18 acres to 49.96 acres and overall density would increase from 1.65 dwelling units per acre to 1.83 dwelling units per acre.  Minor changes are proposed to the existing Landings preliminary plan.  Three lots approved as part of the original plan were lost and recaptured in the redesign of the cul-de-sac adjacent to the EDCI II property.  
Property Location:  The property to be added is located on the west side of Upper Bellbrook Road, approximately 900 feet north of Big Tree Road.  The subject property is adjacent to an incorporated area to the east and is surrounded on the north, south and west by property owned by the Inverness Group (the approved Landings at Sugarcreek development).  
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History of Previous Actions:  The EDCI II parcel was part of the Traditions of Sugarcreek development approved in 2007.  The development on Phase 1 of the Traditions of Sugarcreek was started (some utility work and grading was begun) but the development was never completed and the approval has become null and void.  The Landings at Sugarcreek preliminary plan subject to modification was approved in 2014 subject to conditions.  The first final development plan for the Landings   at Sugarcreek was approved this year and work has begun in accordance with that approved final development plan.  
Greene County Regional Planning and Coordinating Commission Recommendation:
The Greene County Regional Planning and Coordinating Commission has reviewed the applicant’s request and has recommended that the subject major modification be approved.
Applicable Articles and Findings of Fact:

Section 5.08 of the Sugarcreek Township Zoning Resolution governs development within the PUD-R District.  
· Section 5.08 A. establishes that the PUD-R is limited in its applicability to those areas adjacent to incorporated areas or adjacent to public land adjacent to incorporated areas. 
· The subject parcel does meet the applicability clause with its adjacency to an incorporated area.  
· Section 5.08 B. establishes permitted uses as detached and attached single-family dwelling units subject to the development standards established in this section.  Multi-family uses are also permitted, as are other permitted uses in the R-1B Zoning District.

· The applicant is proposing a detached single-family subdivision a total of 256 lots on 139.688 acres (an additional 66 lots are proposed on the 24.499 acres to be added).  The Landings of Sugarcreek was approved for a total of 190 lots on 115.189 acres. 

· Section 5.08 C. deals with maximum permitted density.  Section 5.08 C. states that density shall be determined on a case-by-case basis taking into account recommendations from the Long-Range Land Use Plan, adjacent land uses, unique features and characteristics of the land, development plan layout, quality and character of the proposed open space, and the maximum density permitted by the adjacent incorporated area.

· The Long-Range Land Use Plan establishes a density to be determined on a case-by-case basis by the Zoning Commission and Township Trustees.  The density approved for the Landings at Sugarcreek was 1.65 dwelling units per acre.  The addition of the 24.499 acres and the 66 lots proposed increases density to 1.83 dwelling unit per acre.
· Section 5.08 D. addresses development standards.  

· Pursuant to 5.08 D. 1. the maximum height permitted for principal structures within the development will be 35’ (measured to the mean height between the eaves and ridge on gable, hip or gambrel roofs).

· Within Section 5.08 D. 2. the Zoning Resolution guidance is given stating that in a PUD-R, applicants shall strive to set aside 25% of the total site as open space.  Lakes and ponds, including retention ponds with a water feature, may be included in the open space set aside.  

· The open space approved for the Landings at Sugarcreek was 40.0% (46.18 acres).  The open space proposed with the addition of the 24.499 acres is 35.77% (49.96 acres).  Open space ownership and maintenance by an HOA with a commitment to cooperate with the Park District on the land at the northwest corner of the subdivision is unchanged.

· Section 5.08 D. 3. a. deals with setback requirements and requires a 50’ buffer when a PUD-R District abuts a non-residential use.

· There is no adjacent non-residential use that would require buffering.  

· Section 5.08 D. 3. b. requires a 100’ structure setback when a lot is adjacent to a collector or arterial street.  

· Not applicable to the change area.  
· Section 5.08 D. 3. c. establishes that subsequent to approval of the Preliminary Development Plan, setbacks will be established by the applicant.  

· The approved setback scheme will not change and was approved as follows::

70’ lots:


85’ lots:
Front Yard-30’

Front Yard-35’

Rear Yard-30’


Rear Yard-30’ 

Side Yard-5’/10’ 

Side Yard-5’/15’ total
· Section 5.08 D. 4. requires the inclusion of a 10’ wide asphalt bike bath of equivalent along the right-of-way of any abutting collector of arterial road.  

· The applicant has provided the requisite pedestrian/biker accessibility across the added open space area.  
· Section 5.08 D. 5. addresses design standards and states that quality of design shall be considered when reviewing all PUD-R applications.  Design standards may include the use of unique street design and landscaping, the use of a sufficient number of house types to avoid a monotonous streetscape, the incorporation of limitations on the use of certain building materials, the incorporation of hiker/biker trails and ponds or other water features to the extent reasonably possible and desirable, and the use of detached garages that are setback a minimum of five feet from the front façade of the dwelling or the use of side entry garages.
· The existing prohibition on lap vinyl siding (other architectural treatments would be vinyl as acceptable) will remain.  The area to be owned by EDCI II will be subject to the same covenants and restrictions with respect to architectural standards, as is the whole of the Landings at Sugarcreek.  Landscaping plans are required at the Final Development Plan stage and will be reviewed by the both the Zoning Commission and the Township Trustees for consistency with the intent of the PUD-R District.
· Section 5.08 D. 6. deals specifically with building materials and requires the maximization of natural building materials.  The Zoning Commission and Township Trustees may regulate building materials in a PUD-R District on a case-by-case basis.

· Architectural controls as part of the covenants and restrictions will remain unchanged.  

· Section 5.08 D. 7.  states that development within a PUD-R District shall be subject to all other applicable development standards including standards for accessory structures, parking, lighting and signage.  Exceptions and variations may, and should be granted by the Zoning Commission and Township Trustees when it is determined that due to certain design elements, natural features, such exceptions and variations are warranted.
· Landscaping will be evaluated at the time of Final Development Plan review for each section of the subdivision.  Subdivision signage was approved last month by the BZC via the minor modification process.  No additional signage is proposed.  

· Section 5.08 D. 8. states that the Zoning Commission may waive or modify any of the PUD-R District standards, taking into consideration the standards of the adjacent incorporated area.

Section 5.10 A. establishes the approval criteria for a preliminary development plans as follows  
· The subject property is in Planning Area 1: Northcentral Sugarcreek.  The applicable Planning Area Recommendations include:
· Portions of this planning area adjacent to an incorporated area or adjacent to public land adjacent to an incorporated area are priority areas for Planned Residential Development, with densities to be determined on a case by case basis by the Zoning Commission and Township Trustees.
· The township strongly supports the connectivity plan included in this document and developments in this planning area should incorporate elements of that connectivity plan as applicable.  

· The internal streets and primary and secondary roads that are proposed properly interconnect with the surrounding existing road network.  A traffic impact study may be required and reviewed by the Greene County Engineer’s Office.  Cross access easements or stubbed streets to adjacent parcels may be required to facilitate better traffic flow.
· All access to the EDCI II parcel will be from streets within the approved portions of the Landings at Sugarcreek. Left turn lanes will be installed on Upper Bellbrook Road as required by the Greene County Engineer’s Office per the previous Landings approval.  Comments from the GCEO are pending.
· The site will be accessible from public roads that are generally adequate to carry the traffic that will be imposed upon them by the proposed development and the streets and driveways on the site will be adequate to serve the residents or occupants of the proposed development.  
· The proposed development will not impose an undue burden on public services and facilities such as fire and police protection, the transportation network, the school system, and the water and sewer services.

· The Fire Department has received the plan submitted for review.  Comments are pending.
· The Greene County Department of Sanitary Engineering has reviewed the plan and provided comments.  The comments reference updates needed to the plan.  These updates will be reflected on the construction drawings submitted for approval, subsequent to township approval of a final plan.  
· The Greene Soil and Water Conservation District has reviewed the plan and outlined information needed at the construction drawing stage.  They noted the concept to be acceptable for construction.  

· The minimum common open space areas   have been designated and shall be duly transferred to a legally established homeowners or property owners association, where applicable, or have been addressed in a form established in this article.

· In keeping with the original approval, the applicant is planning for open space ownership and maintenance by an HOA, but remains open to discussing the Park District’s interest in the northwest corner as the project moves forward.  At the time of submission of a Final Development Plan, the applicant will be required to provide all necessary legal documentation related to the incorporation of a Homeowner’s Association.  
· The location and arrangement of residential, nonresidential, and accessory structures, parking areas, walks, pedestrian ways, lighting and appurtenant facilities shall be compatible with the surrounding land uses. Any part of a PUD not used for residential and accessory structures or access ways shall be landscaped or otherwise improved and identified with proposed uses unless specified as part of an open space land in accordance with this article as approved by the BZC.

· At the time of submission of a Final Development Plan, the applicant will be required to submit landscaping plans.
· The preliminary development application has been transmitted to, and comments have been received from, all other agencies and departments charged with responsibility of review.

· The Preliminary Development Plan has been reviewed by the Greene County Regional Planning and Coordinating Commission, the Sugarcreek Township Fire Department, the Greene County Engineer’s Office, the Greene County Department of Sanitary Engineering and the Greene Soil and Water Conservation District.

· RPCC, Sanitary Engineering, Soil and Water, Fire Department and Engineer’s Office comments were addressed above.

Staff Comments:
The approval process for Planned Unit Developments is two-part.  The Map Amendment and typically a Preliminary Development plan are approved first and then the more detailed Final Development plan is submitted for review and approval.  In this case the applicant has requested a Map Amendment to a PUD-R District and the subject Major Modification to the existing approved Preliminary Development for The Landings of Sugarcreek, in accordance with the process standards for Major Modifications to Preliminary or Final Development Plans.  The Landings at Sugarcreek was designed to provide for the future incorporation of the EDCI II parcel.  The two developers have coordinated on many issues, resulting in planned land swaps incorporated into the overall plan as submitted.  For example, the entrance into what was approved as the Traditions of Sugarcreek has become open space and will be owned by Hills and land swaps will occur in the area of the redesigned Hills cul-de-sac to clean up that area up as it had been awkward in the approved Landings plan.  

Staff notes that the approved Landings plan was designed with two distinct neighborhood/market areas (one with 70’ lots, one with 85’ lots).  The EDCI II parcel contains lot sizes consistent with the Landings at Sugarcreek neighborhood/market area containing the 70’ lots.  The 70’ lots in the approved Landings plan average 11,060 SF.  The Inverness lots in the revised Landings plan average 11,061 SF.  The EDCI II lots in the revised Landings plan average 11,071 SF.  Total open space within the EDCI II parcel has been increased from 2.67 acres (Traditions plan) to 4.07 acres (revised Landings plan).  
The Landings will have two distinct price points to coincide with the two distinct neighborhood/market areas (one beginning in the $270s and one beginning in the $300’s).  The applicant anticipates average sale prices within the 70’ lot section to fall in the $300,000 range, while average sales prices within the 85’ lot section are expected to fall in the $400,000 range.  The applicant has stated that it is unrealistic to expect lots within the EDCI II parcel to support prices in the $400,000 range, as buyers will not purchase higher price point homes with access through a lower price point section (this is why 85’ lots are not being proposed within the EDCI II section and why lot size consistency was such a significant concern).

Staff recommends, should the BZC move to recommend approval of the requested major modification, the following conditions of approval (which mirror the conditions of approval attached to the original approval of the Landings at Sugarcreek):

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 aluminum lap siding shall be prohibited.  Vinyl and aluminum is acceptable for use in trim, soffits, fascia, gutter board, vents, shutters, windows, doors, shakes, scales and architectural accents such as cornice.

6. Final Development Plan approval shall include a condition of approval adopting the design standards as specified in the HOA documents (to be provided at the time of Final Development Plan submission).

Cara K. Tilford, AICP

Director of Planning and Zoning
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