1368 Research Park Dr
Beavercreek, Ohio

BEAVERCREEK PLANNING COMMISSION
Regular Meeting – April 6, 2022, 6:00 p.m.

I.

CALL TO ORDER

II.

ROLL CALL

III.

APPROVAL OF AGENDA

IV.

APPROVAL OF MINUTES
A. March 2, 2022 Regular Meeting
B. March 2, 2022 Work Session

V.

PUBLIC HEARINGS
A. PC 22-4 ASRA, Freddy’s Steakburgers & Custard
B. PUD 95-5 CU 3/22, Metro Fibernet – Beavercreek Hut
C. PUD 95-5 SSP #9, Metro Fibernet – Beavercreek Hut

VI.

ADJOURNMENT

BEAVERCREEK PLANNING COMMISSION
REGULAR MEETING, March 2, 2022
PRESENT: Mr. Ayers, Mr. Duiker, Mr. Loftis, Mr. Meyer
ABSENT: Mr. Self
Vice Chairman Loftis called the meeting to order followed by roll call.
Mr. Ayers MOVED to excuse Mr. Self from the meeting. Motion was seconded by Mr.
Meyer and PASSED by majority voice vote.
Mr. Meyer MOVED approval of the agenda. Motion was seconded by Mr. Ayers and
PASSED by majority voice vote.
REORGANIZATION
Chairman
Mr. Ayers nominated Mr. Self as chairman. Motion was seconded by Mr. Meyer. Mr. Self
was appointed chairman by a roll call vote of 4-0.
Vice Chairman
Mr. Ayers nominated Mr. Loftis as vice chairman. Motion was seconded by Mr. Duiker. Mr.
Loftis was appointed vice chairman by a roll call vote of 4-0.
Mr. Meyer MOVED approval of the February 2, 2022 minutes with correction changing
Condition #16 to Condition #6. Motion was seconded by Mr. Ayers and PASSED by
majority voice vote.
PUBLIC HEARINGS
PC 22-2 CU, University Baptist Church
Clerk Gillaugh read the public notice on an application filed by University Baptist Church of
Beavercreek, 2223 Hanes Road, Beavercreek, OH 45432. The applicant requests
conditional use approval to allow for the construction of a 19,050 square foot worship and
student center addition to the existing University Baptist Church located at 2223 Hanes
Road. The property is further described as Book 4, Page 8, Parcel 194 on the Greene
County Property Tax Atlas.
Tom Hamilton, University Baptist Church Building Committee Leader, stated the
attendance has tripled approximately four years ago. He said currently the sanctuary holds
202 people, and explained they are requesting permission to build an addition to the
existing church. He said they have five services every Sunday morning, and have spent a
lot of time and effort into the proposed plan.
Lawrence Corley, Architect, referred to the conditions listed in the resolution and discussed
the lighting condition and the concern of not being able to meet it until they determine the
type of lighting fixture they will use. He explained the group he founded called Builders for
Christ and said he has assembled a group of volunteers, approximately 1,000, that would
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come to the area to help construct the church.
Ms. Pereira summarized the staff report dated February 23, 2022, which stated the
applicant is requesting to construct an addition to an existing place of religious assembly.
She discussed the location of the property, what currently exists on the property, the site
plan, the dimensions and height of the addition, the building materials, the color elevations,
the access points, the parking requirements, the landscaping requirements, and the
lighting requirements. Staff recommended approval with nine conditions.
In public input, Tom Casey, 2259 Charleston Way, reiterated the issue with the lights. He
said the new lights they put in are an eyesore to the neighborhood. Mr. Casey stated the
lights reflect out and infringe on the neighborhood, and was hoping the new lights will
focus down and not have the light spillage over the sides.
There being no further public input, the public hearing was closed.
Mr. Duiker believed currently they are using the parking area across Hanes Road as an
overflow, and questioned if the new parking area will alleviate the parking across the
street. Ms. Pereira thought it would help, but the new parking area is what is required for
the addition and increased size of the building. She suggested having the applicant come
up and explain what the other building is used for. Mr. Hamilton explained the building
across the street is split up for a variety of uses. He said half of the building is used as a
sanctuary for a spill over and the other half is four adult classrooms. Mr. Hamilton stated
the additional parking will definitely allow more people to park on the west side of Hanes
Road. Mr. Duiker questioned if the applicant feels it will take care of the overflow parking
on the east side of Hanes Road or if people will still need to park there and walk across
Hanes Road. Mr. Hamilton said it will absolutely mitigate the number, but could not
guarantee it would take it to zero.
Mr. Duiker referred to Condition #8 regarding light spillover along the southern parking lot,
and questioned how far the shrubs would be apart. Ms. Pereira explained they would be
spaced out and the idea is over a couple growing seasons they will fill in and should be
able to block the majority of headlights in that area. Mr. Duiker asked if they could
encourage them to install those at the early phase of construction to allow for those shrubs
to fill in sooner rather than later. Ms. Pereira said there is no requirement to have the
landscaping installed immediately, and the assumption is they will install the landscaping
once they complete the parking lot. Mr. Hamilton stated they thought they could get some
of the shrubs in by mid to late June.
Mr. Ayers questioned what the old lights are. Ms. Pereira believed they had converted the
old lights to LED. She explained some of the lights are 30 feet tall, and the head of the light
is actually angled so it is shining outwards. Ms. Pereira stated the current Code requires
full cut off fixtures facing straight down, and 0.0 footcandles at the property lines. Mr.
Duiker said the issue with the lights is not the light itself, but the angle they are facing. Ms.
Pereira said yes, and they are old lights. Mr. Ayers referred to Condition #6 regarding the
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reduction of illumination after closing of the church, and questioned what time the church
closes. Mr. Hamilton said they typically are done by 9:00 p.m. Mr. Ayers asked if they
currently reduce the lights there now. Harold Steck said the lights on the parking lot are on
timers and are set to go off a 10:00 p.m. He said there are a couple that come on first thing
on Sunday morning because some of their staff arrives before sunrise. Mr. Steck said
there is a nightlight that stays on all the time. He stated all the lights were converted to
LED lights approximately three years ago.
Mr. Meyer reference Condition #6 and asked questioned if it applies to the existing lights.
Ms. Pereira said they could and would be ideal. Mr. Meyer said the building is 37 feet high
and said in A-1 Districts the maximum height is 35 feet, so he questioned if it would have
to go to BZA. Ms. Pereira stated it is 37 feet to the peak, and explained how the height of a
building is actually measured. She said using that calculation, it does not exceed the 35
feet. Mr. Meyer questioned if four-handicap parking space is adequate for all the seating
they are adding to the building. Ms. Pereira said the ADA requirement is based on the
number of parking spaces they have, and stated they meet those requirements. She
explained the Commission could add a condition to require more if they feel the number is
not sufficient. Mr. Meyer thought that was something to definitely consider.
Mr. Loftis asked why they would not rezone this property. Ms. Pereira explained places of
religious assembly are mostly in A-1 and R-1A Districts, and said it would be an additional
step that would be unnecessary. Mr. Loftis questioned if there were any concerns with
volunteers, and that many people working on a building. Ms. Pereira said from the City’s
perspective, there are no concerns. Mr. Loftis noticed there was no bond for the
landscaping. Ms. Pereira explained typically on projects where they are only adding
minimal landscaping, staff does not require a bond. Mr. Loftis referenced Condition #5, and
questioned how much they changed the light fixtures three years ago. Ms. Pereira
explained she did not know what they had three years ago, and said in the 20 years she
has been at the City there has never been a complaint about the lights at this property. Mr.
Loftis questioned if Condition #5 includes the existing lights. Ms. Pereira said yes. Mr.
Loftis asked if there were any concerns with a detention pond. Ms. Pereira showed where
the existing pond is located, and stated the Engineering Department does not have any
concerns.
Counsel McHugh referred to Condition #5, and suggested modifying it to read “… new and
existing lighting on the site …”.
Mr. Duiker questioned if there were any concerns with traffic entering/exiting the site. Ms.
Pereira stated the Engineering Department did not express any concerns with it, and said
Hanes Road was improved several years ago by adding a left turn lane. She explained
they are making improvements to the one access point on the site by using some markings
on the pavement, and thought the second access point should help as well.
Mr. Meyer was unsure if his fellow Commissioners were concerned about the number of
handicap spots, but if they were he questioned how staff would want that addressed. Ms.
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Pereira recommended adding a condition. Mr. Meyer asked if churches had different
requirements than other businesses in terms of the number of handicap spaces allowed.
Ms. Pereira said the Code requires more spaces for medical facilities, and did not believe
the ADA specifies for this kind of use.
Mr. Corley requested the condition regarding the handicap spaces state they will meet the
ADA requirements plus two additional spaces. He said with 30 foot poles and to have zero
spillage to the neighborhood that is going to be remarkably evasive to solve, and to have
zero spillage it really means to tear down the existing poles and install new ones that meet
the current requirements. Mr. Corley stated they could focus all the heads away from the
property line and send as much of the light as possible to the church’s direction instead of
trying to dodge zero at the property line on a 30 foot pole. He questioned if they could
focus every fixture away from the property line in some manner on the existing poles, and
then do what staff is requiring in the new parking lot so they have a defined path here. Mr.
Corley referred to the hedge row, and said the landscape architect has the evergreen
planting four feet on center. He believed it would take several seasons for it to fill in and
become a hedgerow.
Mr. Ayers MOVED to amendment Condition #5, to read “Prior to the issuance of a zoning
permit, final cut sheet details and photometric plans for the new and existing lighting on the
site shall be reviewed and approved by the Planning Department.” Motion was seconded
by Mr. Duiker and PASSED by a roll call vote of 4-0.
Mr. Meyer MOVED to add Condition #10 stating “There shall be two additional handicap
parking spots installed over and above the required ADA minimum.” Motion was seconded
by Mr. Duiker, and PASSED by a roll call vote of 3-1. (Loftis)
Mr. Ayers MOVED to approve PC 22-2 CU with 10 conditions:
1. The approved plans shall be those plans dated “Received February 21, 2022”
except as modified herein.
2. The approved elevations shall be those plans dated “Received January 31, 2022”
except as modified herein.
3. Additional brick as shown in the rendering stamped “Received February 22, 2022”
shall be reflected on the final architectural plans prior to the release of a zoning
permit.
4. Prior to the issuance of any zoning permit for the development, all comments and
concerns of the Planning and Development Department, the City Engineer, and Fire
Department shall be addressed and satisfied.
5. Prior to the issuance of a zoning permit, final cut sheet details and photometric
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plans for the new and existing lighting on the site shall be reviewed and approved
by the Planning Department.
6. New parking lot light fixtures shall be full cut off fixtures and shall be no taller than
16 feet in the southern parking lot and 20 in all other parking lots. Lights in the
parking lot shall be reduced to no greater than 25 percent illumination level within
one hour of closing.
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 planted within three months weather permitting.
8. A row of 36” shrubs shall be installed between the southern edge of the parking lot
and the southern property line.
9. A zoning permit must be reviewed and approved by the Planning and
Development department prior to the renovation of the parking lot or the
installation of the ground sign.
10. There shall be two additional handicap parking spots installed over and above the
required ADA minimum.
Motion was seconded by Mr. Meyer. Motion PASSED by a roll call vote of 4-0.
S-22-2, Sky Crossing, Sec. 1
Ms. Pereira summarized the staff report dated February 23, 2022, on a request by M/I
Homes, 9349 Waterston Blvd #100, Cincinnati, OH 45249. The applicant is requesting
approval of a final subdivision for approximately 21 acres that will consist of 38 residential
lots for Section One of Sky Crossing, located west of the intersection of North Alpha
Bellbrook and Shakertown Roads. Staff recommended approval of the case with nine
conditions.
Mr. Ayers recused himself from the case. Mr. Loftis passed the gavel to Mr. Meyer, and
recused himself from the case.
Mr. Duiker MOVED to approve S-22-2 with nine conditions:
1. The approved record plan shall be the plan stamped “Received February 18, 2022”,
except as modified below.
2. All conditions for approval of PUD 21-2 SSP #1 and all subsequent modifications shall
remain in full force and effect.
3. All fees and bonds for this subdivision including but not limited to a landscape,
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stormwater detention, erosion control, and public improvements bond shall be
approved by the Planning and Development Department and paid to the City of
Beavercreek prior to the release of the record plat for recording.
4. Fees-in-lieu of parkland, shall be approved by the Planning and Development
Department and paid to the City of Beavercreek prior to the release of the record plat
for recording.
5. The Planning and Development shall provide, and the applicant shall sign and return
to the Planning Department, a Subdivider’s Agreement for this section. Said
Agreement must be reviewed and approved by the City prior to the release of the
Record Plan for recording.
6. The applicant shall submit a copy of the proposed Homeowner’s Association
documents for this plat to the City Attorney for his review and approval. Zoning permit
for the development, with the exception of the model home, shall not be released for
recording until the City Attorney has approved said document, and said document is
recorded with the County Recorder’s office.
7. All concerns and comments of the Planning and Development Department, City
Engineer, Beavercreek Fire Department, and Greene County Sanitary Engineering
Department shall be satisfied prior to release of the record plan for recording.
8. The developer shall install an automatic photocell post light in the front yard of
each buildable lot within the subdivision.
9. Prior to release of the record plat for recording, the applicant shall provide a digital
format file of the finalized subdivision in Autocad or .dxf format.
Motion was seconded by Mr. Meyer. Motion PASSED by a roll call vote of 2-0.
Mr. Ayers and Mr. Loftis returned to the meeting.
ADJOURNMENT
Mr. Duiker MOVED adjournment at 6:52 p.m., seconded by Mr. Ayers. Motion PASSED by
majority voice vote.
_______________________
Melissa Gillaugh
Deputy Clerk
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WORK SESSION MEETING, March 2, 2022
PRESENT: Mr. Ayers, Mr. Duiker, Mr. Loftis, Mr. Meyer
ABSENT: Mr. Self
Vice Chairman Loftis called the meeting to order followed by roll call.
Mr. Ayers MOVED to excuse Mr. Self from the meeting. Motion was seconded by Mr.
Meyer and PASSED by majority voice vote.
Mr. Meyer MOVED approval of the agenda. Motion was seconded by Mr. Ayers and
PASSED by majority voice vote.
DISCUSSION ITEM
Planning & Zoning Legal Updates & Education
Stephen McHugh, City Attorney, stated he was going to go over several general guidelines
and procedures for the Commissioners tonight. He discussed the jurisdiction and role of
the Commission. He reviewed the different types of cases they hear, and if they act
administratively or legislatively.
Counsel McHugh discussed the process of hearing and deciding conditional use
applications. He reviewed the conditional use standards, and there was a discussion
regarding what type of conditions the Commissioners could add to a case.
Counsel McHugh referred to the requirements in the Zoning Code regarding zoning
amendments, and explained the process and procedures the Commission has with these
types of cases.
Sarah Sparks, Associate of City Attorney, explained the importance of building a record
when making an administrative decision. She discussed personal opinions, and how the
Commissioners should cite the relevant code section to support their argument for or
against the case.
Several examples of cases and projects were discussed and the appropriate way for these
to be handled.
ADJOURNMENT
Mr. Ayers MOVED adjournment at 8:11 p.m., seconded by Mr. Meyer. Motion PASSED by
majority voice vote.
_______________________
Melissa Gillaugh
Deputy Clerk

1

