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 STAFF REPORT
CASE:


ZC09-2015
APPLICANT:
Redwood Living 
LOCATION:
Just south of the terminus of Center Point Drive, and at the termini of Beryl Drive and Sonoma Court (address is Wilmington Pike), approximately 31 acres
ZONED:
PUD-R (Residential Planned Unit Development) District
REQUEST:
Final Development Plan Approval
DATE: 


November 10, 2015
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 White Oakes Landing Development.  203 multi-family units are included, consistent with the approved Preliminary Development Plan.   
Property Location:  The subject property is located just south of the terminus of Center Point Drive (address is Wilmington Pike) and at the termini of Beryl Drive and Sonoma Court.  Bellbrook’s water tower is in the southern portion of the development site.  The site is part of a larger 69.5 acre parcel. 

Zoning of Adjacent Parcels:  The parcels located to the north of the subject parcel are zoned A-1 (Park District property) and B-2 (Sugarcreek Township Public Safety Building and part of the Sugarcreek Plaza 1 parcel).  Staff notes that the portion of the 69.5 acre parcel not subject to this request is zoned B-2.  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.
Existing Conditions:

Currently the property is undeveloped.  Bellbrook’s water tower sits in the middle south portion of the subject parcel.
Subject Property:    [image: image1.emf]
History of Previous Actions:  At the June 9, 2015 Zoning Commission Meeting the Zoning Commission recommended approval of a map amendment from O-1 and B-2 PUD to PUD-R for the subject property.  The Zoning Commission also recommended approval of the Preliminary Development 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. Final design shall be subject to approval of the City of Bellbrook Water Department.

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

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

6. The use of vinyl or aluminum siding shall be prohibited.  Vinyl or aluminum may be used for fascia and soffits, or similar minor architectural or structural elements as approved by the Zoning Compliance Officer.

7. The applicant shall complete a traffic impact study to be scoped and reviewed by the Greene County Engineer’s Office.  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.  If changes are required to the intersection of Wilmington Pike and Center Point based on the impact of White Oakes Landing, those changes will be the responsibility of developer. 

8. The pedestrian access to Sonoma Court shall be eliminated.

9. The developer shall be required to construct (or fund) the portion of the extended Center Point Drive shown on the Preliminary Development Plan to a point twenty feet north of the northern most point of the first entrance (the island entrance) into White Oakes Landing prior to the construction of any buildings within the development.  The township will concurrently extend Center Point from that point to Clyo Road.

10. A 10’ hiker biker trail shall be constructed along the extended Center Point Drive (with the developer responsible for the section along the extension of Center Point Drive that they will be constructing and the township responsible for the section along the extension of Center Point that it will be constructing).

11. The developer shall submit details of planned off-site improvements on Center Point on the Final Development Plan submitted for approval.

12. The developer shall work with the White Fence Farm HOA on deeding over the small portion of the subject parcel zoned R-1B that is not subject to this rezoning request (the small area land on the southwest corner of the intersection of Silverado Drive and Center Point Drive).

13. The 31.2561 acre development site shall be split from the larger parcel and created as a new lot.  The small parcel zoned R-1B that is not subject to this rezoning request (the small area land on the southwest corner of the intersection of Silverado Drive and Center Point Drive) shall also be created as an individual open space lot (non-buildable) to facilitate transfer to the White Fence Farm HOA.

At the July 6, 2015 Trustee Meeting the Trustees approved a map amendment a map amendment from O-1 and B-2 PUD to PUD-R for the subject property.  The Trustees also approved the Preliminary Development Plan for the subject property subject to the conditions recommended by the Zoning Commission.
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.
· Staff recommends that the township require a bond or a letter of credit in favor of the township to ensure completion of the open space improvements (landscaping, trails, etc.) on a phase by phase basis.  Staff recommends that the township require a bond or a letter of credit for the portion of the extended Center Point Drive that the applicant will be constructing, if not completed prior to construction of the first building.

· The developer is proposing private streets within the development.  Pursuant to Section 7.07 F. of the Sugarcreek Township Zoning Resolution, all private streets shall comply with the specifications for residential streets as provided in the Greene County Subdivision Regulations except that curb and gutter, sidewalk and/or drainage requirements may be waived if approved by the Greene County Regional Planning and Coordinating Commission.  Pursuant Section 7.07 G. of the Sugarcreek Township Zoning Resolution, prior to the issuance of any Zoning Certificate by Sugarcreek Township to commence construction on any private street or any construction related to the private street (including the use to be located on the private street), and prior to any actual construction of any private street or related construction, a cash bond, a letter of credit in favor of the township or a bond with sureties approved by the Sugarcreek Township Fiscal Officer shall be posted with the Township by the developer of the private street in the amount necessary to ensure that the private street is constructed in accordance with the above specifications.  Pursuant to Section 7.07 H. of the Sugarcreek Township Zoning Resolution for all private streets regardless of the number of lots being served, independent written verification, by a third party licensed professional engineer, must be submitted for township review and approval for the following items:  1.) The above referenced construction standards have been met and 2.) The amount of the bond or other assurance needed to ensure the construction of the private street.  
· Staff has had discussions with the developer relative to this requirement and recommends that the bond or letter of credit be required as a condition of approval at 30% of the total cost to construct the private streets.
· 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. Building layout and total number of units are consistent with the approved Preliminary Plan.  

· 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 intends a development period to span approximately two years, with two planned phases (both included in this request for Final Development Plan approval).  The developer included the phasing plan on the illustrative Final Development Plan.  Phase 1 will include 125 units and Phase 2 will include 78 units.
· 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 an overall site landscaping plan, as required, as well as a landscaping plan with details specific to the different unit types.  A total of 406 canopy trees and 1,015 shrubs are required.  The applicant is has provided a total of 416 canopy trees, 114 evergreen trees and 1,137 shrubs per the submitted landscaping plans.  3 of the required shrubs will be planted as site landscaping (as opposed to around the perimeter of the buildings).  The landscape architect has expressed a concern about the requirement to install 36” shrubs (height at the time of planting). The applicant has provided a total of 96 shrubs that will meet this requirement; the remaining shrubs will be of varying heights per the submitted landscaping plan.  The deviation is driven by availability, variety and survivability.  To compensate for the deviations, the applicant has also provided a total of 1,823 perennials and ornamental grasses (the majority planted along the perimeter of the buildings), as well as added the 114 evergreen trees to the plan.  The Greene County Park District (as part of a courtesy review provided by the Greene County Regional Planning and Coordinating Commission to identify, primarily, issues that the applicant may face during the subdivision review process) has expressed a concern with the use of Cleveland Pear and Japanese Lilac.  The landscape architect has no issue with changing out those varieties, should the BZC so desire.
· The applicant is proposing the use of three rail white, vinyl fencing along the frontage of the property on Center Point.  The applicant is proposing one entry sign in the island at the main entrance into the development.  The sign is depicted at the required setback of 10’ from the right-of-way.  The applicant is also proposing stone columns in association with the proposed fencing adjacent to Center Point.  The column details show the incorporation the Redwood Living logo.  Per the applicant, the columns with the logo will be utilized at the secondary entrance (2 columns); all other columns will not have a logo.  
· The applicant is proposing a mulch internal pedestrian network and concrete sidewalk in front of buildings 3, 4, and 5.  The Zoning Commission may wish to discuss whether it is desirable to connect this concrete sidewalk to the 10’ hiker biker trail along Center Point Drive.
· 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.
· At the time of Preliminary Development Plan approval, the applicant provided example elevations.  Details on each proposed building to be constructed have been provided with this application.  Staff notes that some plans have the high profile side elevation options with a note that high profile side elevations will be provided on side elevations with street/trail views only.  Staff proposes that high profile side elevations be required as follows: Building 1: East Side, Building 2: West Side, Building 3: Both Sides, Building 4: Both Sides, Building 5: Both Sides, Building 6: West Side, Building 7: No Sides, Building 8: No Sides, Building 9: West Side, Building 10: No Sides, Building 11: East Side, Building 12: East Side, Building 13: No Sides, Building 14: West Side, Building 15: Both Sides, Building 16: Both Sides, Building 17: South Side, Building 18: North Side, Building 19: South Side, Building 20: North Side, Building 21: Both Sides, Building 22: Both Sides, Building 23: West Side, Building 24: East Side, Building 25: Both Sides, Building 26: Both Sides, Building 27: Both Sides, Building 28: South Side, Building 29: No Sides, Building 30: No Sides, and Building 31: No Sides.   
As was a condition of Preliminary Development Plan approval, vinyl and aluminum lap siding shall be prohibited.  Vinyl or aluminum may be used for fascia and soffits, or similar minor architectural or structural elements as approved by the Zoning Compliance Officer.  The applicant is proposing Everlast or Smartside siding with vinyl shakes, consistent with Preliminary Development Plan approval.
The applicant has submitted a photometric plan that meets our light spillage requirements.  The applicant has also submitted fixture details for dark sky compliant fixtures.
· That the internal streets and thoroughfares proposed are suitable and adequate to accommodate the anticipated traffic within and through the development.
· The applicant did complete a traffic impact study.  The traffic impact study included the following recommendations:

1. Wilmington Pike at Center Point Drive – No necessary improvements to the existing infrastructure are identified.  The intersection may benefit from revised signal timing as part of an overall signal analysis of all signalized intersections on Wilmington Pike.

Staff notes that the GCEO has a joint project planned with the City of Centerville to replace all signals on Wilmington Pike with a new synchronized system in 2017.
2. Center Point Drive at Access 1 (western most access) – Within the planned center two-way left turn lane, allow 100 feet for deceleration and storage of southbound left turn vehicles.  The center lane shall be clear of obstructions in this area.  Any future access drives to further development on the west side of Center Point Drive should be aligned directly access from the existing drive at White Oakes Landing.

Staff notes that this recommendation will be incorporated into the Center Point Drive extension project.
3. Center Point Drive at Access 2 – Within the planned center two-way left turn lane, allow 100 feet for deceleration and storage of southbound left turn vehicles.  The center lane should be clear of obstructions in this area.  Any future access drives to further development west of Venter Point Drive should be aligned directly across from the existing drive at White Oakes Landing.  

Staff notes that this recommendation will be incorporated into the Center Point Drive extension project.
4. Clyo Road at Center Point Drive – Provide a westbound left turn lane on Clyo Road – minimum total length of 100 feet.  This improvement is based on ODOT turn lane warrant criteria.  This improvement shall be incorporated into construction of the Center Point Extension Project being completed by the township.  Center Point Drive shall terminate at the intersection of Clyo Road in a three-lane typical section with one southbound lane and a northbound left and northbound right turn lane.

Staff notes that this recommendation is already included in the plans for the Center Point Drive extension project.

· The Greene County Engineer has reviewed the Final Development Plan submitted, as well as the traffic impact study completed and noted a concurrence with the traffic impact study recommendations.  Sugarcreek Township has received a grant to fund construction of an extension of Center Point Drive to Clyo Road (a three lane design).  Traffic impact study recommendations 2 and 3 will be incorporated in the Center Point Drive extension project.  Traffic impact study recommendation 4 was already included in the plans for the Center Point Drive extension project.  

· As was agreed upon at the time of Preliminary Development Plan approval, the developer will be constructing the portion of Center Point from its current terminus to a point 20’ north of the main entrance into the development, at which point the township will take over construction. Included in the developer’s responsibility is constructing the 10’ hiker biker path (where it abuts the developer’s portion of Center Point Drive).  The applicant has agreed to provide a sidewalk along Center Point Drive to Wilmington Pike as part of the off-site improvements discussed during review of the Preliminary Development Plan.  As the extension of Center Point Drive will not be a boulevard, the applicant in conjunction with the township, determined that making the current Center Point Drive into a boulevard did not make sense.  The township feels the extension of the sidewalk to Wilmington Pike is a more useful off-site improvement.  
· 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 City of Bellbrook, the Greene Soil and Water Conservation District and the Sugarcreek Township Fire Department for review and comment.  
· The County Engineer has reviewed the plan and the traffic impact study and concurred with its recommendations, which will be incorporated into the Center Point Drive extension project.  
· Sanitary Engineering has stated that plan and profile drawing are necessary (and, as is customary, will be provided at the time the development goes through the subdivision process at Greene County) and that confirmation of calculations for capacity downstream is necessary.  The applicant’s engineer did provide capacity calculations and Sanitary Engineering is satisfied that sewer capacity is available to service the proposed development.  Staff is recommending a condition of approval that final design be approved by Sanitary Engineering.  
· Bellbrook water will serve the proposed development.  No comments have been received to date.  Staff is recommending a condition of approval that final design be approved by the Bellbrook Water Department.

· Comments from the Greene Soil and Water Conservation District have not changed from the comments received during the preliminary stage (they outlined what needed to be shown on the construction drawings and noted that additional details on storm water flow to the south are needed).  Additionally, with this review they noted that details on storm water flow to the north are also needed.  Staff is recommending a condition approval that final design be subject to approval by the Greene Soil and Water Conservation District. 
· The Sugarcreek Township Fire Department has reviewed the plan and provided comments.  They noted deficiencies in fire apparatus access roads with respect to some buildings.  The applicant has met with the Fire Department to discuss this issue and alternatives are available (sprinklers can be added to the impacted buildings, etc.) with final disposition determined subsequent to the applicant receiving Final Development Plan approval.  Staff is recommending a condition of approval that final design be subject to approval by the Sugarcreek Township Fire Department.
· 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.
As all open space will be owned by the developer and, as such, no covenants and restrictions have been provided.  There is no homeowner’s association or property owner’s association as all open space will be privately held by Redwood.  The Final Development package submitted and approved will become part of the governing documents for the site.  Any deviations from the approved plans will constitute a Zoning Violation and will be handled accordingly.  
· 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 is proposing two phases.  Open space amenities and buffers are proposed to be installed on a phase by phase basis.  
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. Final design shall be subject to approval of the City of Bellbrook Water Department.

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

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

6. The use of vinyl and aluminum lap siding shall be prohibited.  Vinyl or aluminum may be used for fascia and soffits, or similar minor architectural or structural elements as approved by the Zoning Compliance Officer.

7. A bond or a letter of credit in favor of the township shall be provided to the Sugarcreek Township Board of Trustees to ensure completion of all open space and landscaping improvements (trails, fencing, landscaping, etc.) not in place at the time construction begins on the first building in each phase (per the submitted phasing schedule).  
8. The developer has agreed to construct a sidewalk along Center Point Drive to Wilmington Pike.  If this is not completed prior to the construction of the first building, then a bond or a letter of credit in favor of the township shall be provided to the Sugarcreek Township Board of Trustees to cover the cost of this improvement.  The township will acquire the necessary easements to allow for this sidewalk extension.  
9. A bond or a letter of credit in favor of the township (for 30% of the total cost to construct the private streets) shall be provided to the Sugarcreek Township Board of Trustees prior to the construction of the private streets pursuant to Section 7.07 of the Sugarcreek Township Zoning Resolution.  

10. The procedures outlined in Section 7.07 H. regarding certification of a licensed professional engineer with respect to construction of the private streets shall be followed.

11. The developer shall be required to construct the portion of the extended Center Point Drive shown on the Preliminary Development Plan to a point twenty feet north of the northern most point of the first entrance (the island entrance) into White Oakes Landing (and incorporate the related traffic impact study recommendation) prior to the construction of any buildings within the development.  This requirement includes the construction of the 10’ hiker biker trail along the section of Center Point Drive that the developer will be constructing.  Should this section of Center Point Drive (and the hiker biker trail adjacent to it) not be constructed prior to construction of the first building, then a bond or letter of credit in favor of the township shall be provided to the Sugarcreek Township Board of Trustees to cover the cost of these improvements.
12. The hiker biker trail adjacent to Center Point Drive shall be constructed to township specifications.  

13. Consistency with the submitted building elevations shall be required.  In addition, high profile side elevations shall be required as follows: Building 1: East Side, Building 2: West Side, Building 3: Both Sides, Building 4: Both Sides, Building 5: Both Sides, Building 6: West Side, Building 7: No Sides, Building 8: No Sides, Building 9: West Side, Building 10: No Sides, Building 11: East Side, Building 12: East Side, Building 13: No Sides, Building 14: West Side, Building 15: Both Sides, Building 16: Both Sides, Building 17: South Side, Building 18: North Side, Building 19: South Side, Building 20: North Side, Building 21: Both Sides, Building 22: Both Sides, Building 23: West Side, Building 24: East Side, Building 25: Both Sides, Building 26: Both Sides, Building 27: Both Sides, Building 28: South Side, Building 29: No Sides, Building 30: No Sides, and Building 31: No Sides.   
14. The developer shall complete transfer of the small parcel of land on the southwest corner of the intersection of Silverado Drive and Center Point Drive to the White Fence Farms HOA prior to construction of the first building.

15. Required trees and shrubs shall comply with township standards established in Section 10.04 D. 2. c. of the Sugarcreek Township Zoning Resolution.

16. All light fixtures utilized shall be International Dark Sky Association certified.

17. The developer shall work with the Fire Department on appropriate address identification for each building and each unit.  Final determination on address identification shall be made by the Fire Department.

18. Only the two columns (one on each side of the secondary entrance) shall be permitted to incorporate the Redwood logo.  All other proposed columns shall not include the Redwood logo.    
Cara K. Tilford, AICP

Director of Planning and Zoning
Area Subject to Request









