1368 Research Park Dr
Beavercreek, Ohio

BEAVERCREEK PLANNING COMMISSION
Regular Meeting – April 5, 2017, 7:00 p.m.

I.

CALL TO ORDER

II.

ROLL CALL

III.

APPROVAL OF AGENDA

IV.

REORGANIZATION

V.

APPROVAL OF MINUTES
A. January 4, 2017

VI.

DECISION ITEMS
A. PUD 08-2 MOD 3/17, Minor, Tru by Hilton

VII.

SUBDIVISIONS
A. S-17-1, Fairfield Towne Center
B. S-17-2, Sripol Subdivision
C. S-17-3, HarborChase

VIII.

ADJOURNMENT

BEAVERCREEK PLANNING COMMISSION
REGULAR MEETING, January 4, 2017
PRESENT: Mr. Archibald, Mr. Curran, Mr. Loftis, Mr. Self
ABSENT: None
Chairman Self called the meeting to order followed by roll call.
Mr. Archibald MOVED approval of the agenda. Motion was seconded by Mr. Curran and
PASSED by majority voice vote.
Mr. Curran MOVED approval of the December 8, 2016 minutes. Motion was seconded
by Mr. Loftis and PASSED by majority voice vote.
PUBLIC HEARINGS
PUD 06-3 SSP #3, First & Main Beavercreek
Clerk Gillaugh read the notice of public hearing on an application filed by Granger
Group, 2221 Health Drive SW, Suite 2200, Wyoming, OH 49519. The applicant
requests specific site plan approval to allow for the construction of an 80 unit assisted
living/memory care facility on 12.27 acres. The property is located on the southeast
corner of Park Overlook Drive and Grange Hall Road. The property is further described
as Book 1, Page 11, Parcel 67 on the Greene County Property Tax Atlas.
Steve Lisle, Reinke Group, representing Granger Group, stated they have met with the
Fire Department, the City Engineer, and City staff and they requested some alterations.
He explained the Fire Department wanted some additional access with a drive
extending around the building, and they added some buffering on the south side of the
building that City staff requested. Mr. Lisle said the City Engineer stated he would be
reviewing the drainage very carefully because some downstream concerns over the
years, but he had no issues with what they are proposing as far as the detention basin
and on the east side of Grange Hall Road.
Mr. Burkett summarized the staff report dated December 30, 2016, which stated the
applicant is requesting approval of a specific site plan for the construction of an 80 unit
assisted living facility and memory care on the southern portion of the PUD on
approximately 12 acres. He discussed the location of the property, the zoning district
and the surrounding properties’ zoning districts, the existing site conditions, the access
and transportation improvements, the parking requirements, the elevations and the
building materials, the landscaping plan, and the lighting plan. Staff recommended
approval of the case with 17 conditions.
There being no public input, the public hearing was closed.
Mr. Archibald asked what the concern was that the applicant made reference to
regarding the Fire Department. Randy Grogean, Fire Department, explained the initial
proposal had a single entrance and then a two-way parking lot on the north side with no
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additional access around to the west of the building. He said they also had on the east
side the double parking and a small access to the dumpster area. Mr. Grogean
explained several concerns they had since they were limited to a single access into the
site, and said since the building was pushed back on the site they convinced them to
put in a full access around the building. Mr. Archibald said if the access is one-way, he
questioned which way he preferred it to be. Mr. Grogean stated it would be
counterclockwise. Mr. Archibald questioned if there was a condition regarding it being a
one-way street and putting a “Do Not Enter” sign on the southeast side. Mr. Burkett
explained the only part that would be too narrow for two-way travel would be on the
west side and he did not think that volume there would be a concern. He stated if it was
a concern they could look at adding one-way signs. Mr. Archibald asked if the south
side was wide enough for two vehicles to pass. Mr. Burkett said it was 24 feet on the
south, and is wide enough for two vehicles. Mr. Archibald preferred to see some type of
guidance for the traffic flow.
Mr. Self asked if the pond was a retention or detention pond. Mr. Burkett said it will be a
dry pond. Mr. Self was concerned since it was so close to Grange Hall Road, and
questioned if it was going to be fenced or something to keep someone from sliding into
the dry pond. Mr. Lisle explained Grange Hall Road is curbed and will have a sidewalk
also, and he thought it was not necessary to do any type of a safety mechanism in that
area. Mr. Self asked how far the end of the detention pond was from the right-of-way.
Mr. Burkett estimated the grade would start ten to 15 feet back from the edge of the
road, and explained the pond was a 1:1 grade and was not a steep drop. Mr. Lisle
stated the maximum slope is 3:1, and the reason they proposed it to be a 1:1 slope is so
it could be maintained. Mr. Burkett said there are a lot of ponds around the City that are
similar in size and location, and from an aesthetic standpoint he did not like the idea of
some type of barrier. He stated if it were wet there may be more concern, but with it
being dry they have them in other locations as well. Mr. Lisle said the pond will not be
much different than what exists currently because the bottom is already established so it
will not be any deeper than it already is.
Mr. Self questioned if the reason they cannot berm along the southern property line is
because the woods and it would disrupt the existing trees. Mr. Burkett said that was
correct, and that is why they are having them supplement with the pine trees. Mr. Self
presumed that nothing was going to be done with the property to the east of the
roundabout now. Mr. Lisle stated that was correct.
Mr. Archibald referenced Condition #16, and asked if the amendment to the PUD had
been approved. Mr. Burkett said it has not been through the third reading yet, and after
the final reading there is a 30 day waiting period. Mr. Archibald did not feel it was
necessary to add a condition about the one-way traffic, but requested that he take that
into consideration. Mr. Self thought what would really help was the parking on the north
side of the building be angled because that would almost force it one-way. Mr. Lisle
explained he would rather look at adjusting the radiuses and making it a little bit wider
on the west side of the building so they could have two-way traffic.
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Mr. Archibald MOVED to approve PUD 06-3 SSP #3 with 17 conditions:
1. The approved site plan shall be the plans dated “Received December 27, 2016”
except as modified herein.
2. The approved architectural elevations shall be the plans dated “Received
December 1, 2016” except as modified herein.
3. A PUD Agreement must be signed by the owner and a bond or letter of credit
for the site landscaping must be submitted prior to issuance of a zoning permit
for any portion of the project for the purpose, but not for the sole purpose, of
insuring the installation of landscaping. Said bond or letter of credit must meet
the requirements of the City’s landscaping and screening regulations.
4. The final landscape plan shall be reviewed and approved by the Planning
Department prior to the release of a zoning permit for the building.
5. Prior to any grading on site, the applicant shall install a temporary grading limit
fence, around areas labeled as “wooded areas to be preserved” on the landscape
plan. If any landscaping or grading is disturbed outside of the grading limit, the
applicant shall submit and received approval of an amended landscape plan
showing mitigation for the disturbed areas, prior to the release or reduction of any
landscaping bonds.
6. Any portion of the site disturbed by grading, and on which no construction occurs
within three months after completion of the site grading, shall be planted with
appropriate ground cover free of noxious weeds and construction debris and shall
be properly maintained.
7. Perpetual maintenance of landscaping shall be provided and any dead or
diseased materials shall be removed and replaced with similar types, species
and sizes as originally installed, within three months weather permitting.
8. Debris and trash shall be routinely collected by the owner from the parking lot and
grounds of all areas of the project including the storm drainage facilities. The
City reserves the right to require more frequent collection as necessary.
9. Prior to the issuance of a zoning permit, final cut sheet details, showing the design
of wall pack or sconce lighting, and photometric plans for lighting of the
b u ild in g s a n d site shall be reviewed and approved by the Planning
Department.
10. Final topography and grading plans shall be submitted for review and
approval by the City Engineer prior to submission of application for final
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subdivision and must be approved prior to the issuance of a site-grading permit.
11. A final subdivision shall be approved by Planning Commission and recorded with
the Greene County Auditor’s Office prior to the release of any zoning permits for
this project.
12. Final drainage calculations shall be approved by the City Engineer prior to the
release of the record plan for recording.
13. Prior to the release of the record plan for recording, the applicant shall sign a
Subdivider’s Contract and submit a bond or letter of credit for the public
improvements if required by the City Engineer.
14. The o u t d o o r construction hours shall be limited to 7:00 AM to 7:00 PM,
Monday thru Saturday.
15. Prior to the release of the record plan, park fees shall be paid in-lieu of dedication of
parkland as determined at the subdivision stage.
16. The approval of this request is contingent upon the associated PUD 06-3 AMEND
9/16 being approved and becoming effective. Should PUD 06-3 AMEND 9/16 be
disapproved, this site plan shall be null and void.
17. There shall be a limit of one ground sign, which shall include a minimum 1-foot tall,
brick and/or stone base, shall be a maximum of 5 feet tall and have a sign face of up
to 32 square feet. The final design and location shall be subject to review and
approval by the Planning Department prior to release of a permit for the sign.
Motion was seconded by Mr. Curran. Motion PASSED by a roll call vote of 4-0.
PUD 91-2 SSP #7, Clover Senior Residential Community
Clerk Gillaugh read the notice of public hearing on an application filed by Clover
Communities Beavercreek LLC, 348 Harris Hill Road, Williamsville, New York 14221.
The applicant requests specific site plan approval to allow for the construction of a 100
unit senior residential development on 14.947 acres. The property is located on the
north side of Lakeview Drive, approximately 300 feet from the intersection of Edge
Water Drive and Lakeview Drive. The property is further described as Book 4, Page 6,
Parcel 56 and part of Parcel 68 on the Greene County Property Tax Atlas.
Jonathan Wocher, McBride Dale Clarion, representing Clover Development, stated they
are requesting specific site plan approval for the Clover Senior Residential Community.
He said the proposal is for 100 units that will be for senior independent living
apartments on a14.9 acre parcel. Mr. Wocher explained these would be for residents 55
years and older. He stated Clover owns, develops and operates their facilities, and have
not sold any senior living facilities in the past and they intend to have a long term
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ownership in this project. Mr. Wocher said they are not seeking HUD funding, and it will
be a very low traffic generator. They felt it was an appropriate use with the surrounding
zoning and would create a good transition from the commercial development to the
west, and they supported the conditions in the resolution.
Mr. Burkett summarized the staff report dated December 30, 2016, which stated the
application is requesting approval to construct a senior residential (55+) apartment
building, comprising of 100 units on 14.9 acres. He discussed the location of the
property, the proposed site plan, the access on the future Lillian Lane and the traffic
circulation pattern, the parking requirements, the stormwater management, the building
elevations and materials, and the landscaping plan. Staff recommended approval of the
case with 23 conditions.
There being no public input, the public input was closed.
Mr. Loftis asked if there was going to be multiple elevators on site. Mark Branaman,
Vice President with Clover Communities, stated there will be one in the center of the
building. Mr. Loftis asked how many 55+ developments they currently own. Mr.
Branaman stated they have 15 properties and another 15 in active development right
now.
Mr. Archibald said there are so few wooded areas left north of Kemp Road, and he was
hoping they would preserve some of that area. Mr. Branaman explained they will only
take down what will need to be taken down and they will try to leave as many mature
trees as possible. Mr. Archibald said there are two small wetland areas that are very
close to that development site, and questioned what work has been down with EPA
regarding that area. Mr. Branaman explained they have surveyed the wetland area, and
have had conversation with EPA and were told not to touch those areas. He said they
will take all appropriate measures to make sure they are not harmed in any way. Mr.
Archibald asked if they offered any guidance to them when they start taking the wooded
area out. Mr. Branaman stated they have not yet, but he was sure when they got to that
point they will be. Mr. Archibald thought even though the development is not in the
wetlands it would have an impact on them.
Mr. Self referred to the property to the south of where the building will be, and
questioned if it would be left as it is now. Mr. Branaman said that is their plan, and
discussed where the drainage ditch will go. Mr. Self asked if the majority of it will be left
as it is now, and Mr. Branaman agreed.
Mr. Loftis MOVED to approve PUD 91-2 SSP #7 with 23 conditions:
1. The approved site plan and landscape plan shall be those plans dated “Received
December 28, 2016” except as modified herein.
2. The approved architectural elevations shall be those plans dated “Received
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December 1, 2016” except as modified herein.
3. A PUD Agreement must be signed by the owner and a bond or letter of credit for
landscaping must be submitted prior to issuance of a zoning permit for any portion of
the project for the purpose, but not for the sole purpose, of insuring the installation of
landscaping. Said bond or letter of credit must meet the requirements of the City’s
landscaping and screening regulations.
4. A detailed landscape plan shall be reviewed and approved by the Planning
Department prior to the execution of the required PUD Agreement and release of
any zoning permits for Clover Senior Residential Community.
5. Perpetual maintenance of landscaping shall be provided and any dead or diseased
materials shall be removed and replaced with similar types, species and sizes as
originally planted within three months weather permitting.
6. Debris and trash shall be routinely collected by the owner from the parking lot and
grounds of all areas of the project including the storm drainage facilities. The City
reserves the right to require more frequent collection as necessary.
7. Prior to the issuance of any zoning permits, final cut sheet details and photometric
plans for lighting of the site shall be reviewed and approved by the Planning
Department. Maximum mounting height for any parking fixture shall be 16 feet
(including the concrete base), and no pole shall be located in the paved area of the
parking field. All light fixtures and related illumination of the site must meet the
conditions outlined in the Zoning Code, including full cut-off fixtures.
8. The building exterior of any of the structures shall not be painted or altered in any
way that varies from the approved elevations unless otherwise approved by the
Planning Department or, if required, by the City Council and/or Planning
Commission.
9. No temporary signs of any kind are permitted unless otherwise approved by the
Planning Department and/or Planning Commission.
10. Material and color samples shall be submitted to the Planning Department for review
and approval prior to the issuance of any zoning permits.
11. All downspouts shall be painted to match the color of the adjacent siding.
12. Final drainage calculations shall be approved by the City Engineer prior to the
release of any zoning permits.
13. All concerns of the City Engineer, Fire Department, Sanitary Engineer and the
Planning Department shall be addressed and met prior to the release of any zoning
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permits.
14. The outdoor construction hours shall be limited to 7:00 am to 7:00 pm, Monday thru
Saturday.
15. Stop bars and/or stop signs shall be installed and maintained by the property owner
throughout the parking lot in locations to be approved by the Planning and
Engineering Departments.
16. Any portion of the site disturbed by grading and on which no construction occurs
within three months after completion of the site grading shall be planted with
appropriate ground cover and properly maintained.
17. Pad mounted mechanical and HVAC equipment must be screened with landscaping
and/or masonry walls and shall not be visible to the public.
18. All trash collection containers shall be enclosed within the building or screened from
view and enclosed within a permanent gated dumpster enclosure. Any dumpster
enclosure shall be constructed with material to match the building.
19. Prior to the release of any zoning permits, park fees shall be paid in-lieu of
dedication of parkland.
20. Aeration and water circulation devices and/or fountains are required to be installed
into the existing retention pond(s) and shall be maintained by the owner, developer,
or the condo association in perpetuity.
21. Prior to the release of any zoning permits, impact fees shall be paid.
22. A final subdivision shall be approved by Planning Commission and recorded with
the Greene County Auditor’s Office prior to the release of any zoning permits for
this project.
23. There shall be a limit of one ground sign, which shall include a minimum 1-foot tall,
brick and/or stone base, shall be a maximum of 5 feet tall and have a sign face of up
to 32 square feet. The final design and location shall be subject to review and
approval by the Planning Department prior to release of a permit for the sign.
Motion was seconded by Mr. Curran. Motion PASSED by a roll call vote of 4-0.
Mr. Archibald said it is encouraging to him that people can come into the community
and go from a senior independent living facility to an assisted living community to a
skilled nursing facility and never have to leave the area.
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DECISION ITEMS
PUD 95-5 MOD 12/16, Minor, Harris Periodontics
Ms. Pereira summarized the staff report dated December 29, 2016 on a request by
Ralph Cooper, PCA Architecture, 1881 Dixie Highway, Suite 130, Ft. Wright, KY 41011.
The applicant is requesting approval of a minor modification to the PUD in order to
construct a 2,934 square foot addition to the existing building located at 1205 Meadow
Bridge Drive. Staff recommended approval of the case with four conditions.
Carol Kennedy, Practice Manager of Harris Periodontics and Implant Dentistry, stated
they wanted to expand their operation, but a lot of the space they are requesting is to
give them more room for the staff. Ms. Kennedy stated they did a parking study, and the
study clearly shows there are plenty of parking spaces available. She explained the
study was done on their busiest day and they have three doctors and the most staff
there. She discussed how their day is scheduled, and how long they typically spend with
a patient. Ms. Kennedy appreciated the guidance and advice that the City provides, and
they really put a lot of weight on the first impression that the patient has when they first
come in and it would be horrible to go and not be able to find a parking space. She
explained they have thought about it long and hard and feel confident that they have an
appropriate number of spaces for what they are asking to do.
Mr. Loftis said it seemed like in the afternoon is when they have less parking spaces
available according to the parking study, and said they are proposing six additional
rooms but only have one space available at a particular time currently. He thought that
would mean they would run out of parking spaces that day with the addition. Ms.
Kennedy said they would have five additional spaces there. Mr. Loftis stated they would
have six additional rooms. Ms. Kennedy referred to the schedule, and explained there
are never that many patients there at one time. Mr. Loftis explained it is concerning to
him because they are asking for a 50% reduction in parking spaces than what is
required. Ms. Kennedy said she understood if they were a different type of doctor’s
office, and if that was the case she would agree. She thought they could all agree that
there is not a one size fits all, and this is a perfect example since it is a specialty
practice that is a little different.
Mr. Archibald wanted to make sure she understood they are doing their due diligence
because people will question them if parking becomes a problem.
Mr. Loftis felt like they were setting bad precedence, and was concerned with it being a
50% reduction of what is required.
Mr. Archibald said as a businessman typically with an expansion they are hoping to
increase business. Ms. Kennedy explained a large part of the expansion is to make the
operation run a little more smoothly because they are all jammed in to the space they
have. She discussed what the doctors’ schedules are and said she could see maybe a
doctor picking up another day but there would be no more than three doctors there on
one day. Mr. Archibald questioned if they have their largest staff on Tuesday, and the
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maximum would be no more than twelve. Ms. Kennedy said it would not be any more
than that.
Mr. Archibald asked if they have given any consideration to reconfigure the parking to
add a couple more spaces because any increase is going to be a good thing. Ms.
Kennedy said they did talk to the architect about moving the building back, but then
things do not line up properly which creates another set of issues. She explained there
is a hill behind them to Kroger, so nothing could be done. Mr. Archibald stated he was in
their parking lot today, and he could see that parking right now is really not a problem
because occupying one of the spaces is a picnic table. He asked if they could gain a
couple spaces if they would reconfigure the southeast corner of the parking lot, and
showed what he was thinking using the site plan. Mr. McGrath explained it could not be
done, but was willing to look at it again to see if anything could be done to add a couple
more spaces. Mr. Kennedy thought maybe they could adjust the dumpster location. Mr.
Archibald did not think so because the dumpster is beyond the curb of the parking lot.
He stated it was a concern, but he had to defer to their judgement because they clearly
don’t want to inconvenience their patients. Ms. Kennedy thought if their patient had to
find a parking space they would not move forward with the expansion.
Mr. Self thought no one that is in business is going to deliberately try to inconvenience
their customers because they will not return. His feeling was if the applicant is
comfortable with it, they have a number of situations in the City where they have had
too much parking or an applicant has come in under the required amount parking
spaces. Ms. Kennedy said it is something they have looked at very thoroughly.
Mr. Curran said he has been involved in a couple of specialized practices and they
always have more spaces than they have cars because of the uniqueness of their
practice and they don’t draw the people all at the same time. Ms. Kennedy explained
they want it to be a positive experience for the patient because if they are not happy,
they are not going to come back.
Mr. Archibald said what exacerbates their problem is that their property is land locked,
and they have no access to the properties to the south or north. Ms. Kennedy stated
that was correct.
Mr. Curran MOVED to approve PUD 95-5 MOD 12/16 with four conditions:
1. This request shall be bound by all prior conditions of PUD 95-5, except as modified
herein.
2. The approved plans for this project shall be the plans stamped “Received December
5, 2016” except as modified herein.
3. A commercial zoning permit must be approved by the Planning and Zoning
Department prior to the start of construction.
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4. All concerns and comments of the Planning and Zoning Department and City
Engineer, shall be addressed and satisfied prior to release of a zoning permit.
Motion was seconded by Mr. Archibald. Motion PASSED by a roll call vote of 4-0.
ADJOURNMENT
Mr. Archibald MOVED adjournment at 8:06 p.m., seconded by Mr. Loftis. Motion
PASSED by majority voice vote.

________________________
Melissa Gillaugh
Deputy Clerk
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