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July 23, 2020

CITY OF BEAVERCREEK

SPONSORED BY COUNCIL MEMBER CURRAN_ON THE 27™ DAY OF JULY, 2020.

AN ORDINANCE AMENDING THE LAND USE PLAN |IN
ACCORDANCE WITH CHAPTER 158.171 (D) (1) OF THE CITY OF
BEAVERCREEK ZONING CODE.

WHEREAS, the City of Beavercreek Planning Commission has determined it
necessary to make certain additions, deletions and changes to the City of Beavercreek
Land Use Plan; and

WHEREAS, following a public hearing held on January 9, 2020, Planning
Commission voted to recommend the additions, deletions and changes to the City of
Beavercreek Land Use Plan to Beavercreek City Council; and

WHEREAS, the City Council has voted to adopt the recommendation of the
Planning Commission with amendments, this being a decision that requires approval by
four members of Council.

NOW, THEREFORE THE CITY OF BEAVERCREEK HEREBY ORDAINS:
SECTION |
The current language, numbers and words of various sections of the City of Beavercreek

Land Use Plan shall be, and hereby is, amended with the additions, deletions and
changes as described in Attachment A, dated July 23, 2020.

SECTION Il

It is hereby found and determined that all formal actions of this Council concerning and
relating to the adoption of this Ordinance were adopted in an open meeting of this Council,
and that any and all deliberations of this Council and any of its committees that resulted
in such formal action were in meetings open to the public, in compliance with all legal
requirements, including, but not limited to, Section 121.22 of the Ohio Revised Code.

SECTICN il

This Ordinance shall take effect from and after the earliest period allowed by law.

PASSED this 10t day of August, 2020.

<\f./ g/) / / B f%\

Bob Stone, Mayor

ATTEST:
WOl AC L -/1/
Dianne Miscisin, Clerk of Council
SUMMARY
This Ordinance adopts the proposed changes to the City of Beavercreek Land Use

Plan as described in Attachment A dated July 23, 2020.

This is not an emergency ordinance and will become effective 30 days after
passage.
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A Land Use Plan (LUP) is a guide for Planning Commission and City Council to help both
decision-making bodies decide what is the anticipated most appropriate use for a specific
parcel of land. It is intended to communicate to residents, citizens, property owners, and
developers the type of development that the City envisions considering for any land area
within the City. The main idea of the plan is to promote and support community health,
safety and general well- being through balanced community development.

The most appropriate anticipated use for any given tract of land may not be the
highest use possible and may not necessarily be the use that the property owner would
desire. The existing use of surrounding land, the type of roadway on which the tract of land
is situated, the character of the property itself, the distance of the tract from major traffic
arteries, and the potential impact of various uses that could be placed on the tract are all
examined in establishing the future land use for the property. The potential economic return
to the property owner for various types of uses is not a consideration in land use plans.

A Land Use Plan accomplishes nothing by itself. Rezoning of the property is necessary
to change from the proposed use designated by the Land Use Plan to actual use of the
property. The application of the Land Use Plan is to provide guidance and direction for
development and specific types of uses if there is a proposal and consideration for change to
an existing use of property.

A Land Use Plan is a dynamic document that may change over time as the community
develops and conditions change. It is also dynamic in that Land Use Plan boundaries are
general and approximate and are intended to give only a general location of various use
categories, subject to change by City Council on a case-by-case basis, rather than the
specific, legally described and adopted boundaries of a zoning district.

The Land Use Plan is a guide for making decisions on development proposals within the
City. There will be occasions when the Land Use Plan and a development proposal are not
compatible. Boundaries between land use categories as shown on the Land Use Plan Map are
not intended to be precise locations and Planning Commission and/or City Council may
determine that a proposed development is in compliance with the Land Use Plan even though
the development does not mirror the land use category boundaries shown on the Land Use

Map.

Although categories of land use that are higher or lower in intensity than those shown
for any given area may still comply with the purpose and intent of the Land Use Plan, further
study will be necessary to ascertain if an alternative land use category is acceptable or if an
amendment to the Land Use Plan must be approved in order to allow an alternative land use
category.
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The Land Use Plan consists of two components, a map and text. The text defines and
explains the types of land use that are recognized for development within the City and
generally designates how and where each use is to occur. The map component constitutes the
application of the ideas stated in the text to specific areas within the City.

The Land Use Map is not intended to show the precise location of the boundaries
between the different uses it designates in certain areas of the City. The text portion of the
Land Use Plan is not intended to be so definitive in its categorization of different types of
land use that it be considered absolute in specifying every type of use that is recognized or
can be envisioned today for future development or restriction in the City. This is more the
task of, and problem for zoning to address. The next highest or lowest category of use
indicated suitable for a given location may still comply with the goals and objectives of the
Land Use Plan. As such, a proposed development may not necessarily require a Land Use Plan
amendment be approved by the City if said proposed development does not strictly adhere to
use designation(s) indicated for an area. This is of course providing adjacent land use
compatibility is accounted for through a recognition of the need to require effective
screening and buffering between uses of differing intensity. In some cases, when an ancillary
or secondary use of a larger development does not align with the classifications highlighted in
the Land Use Plan Map, a Land Use Plan amendment may not necessarily be required, so long
as the primary use of the development is generally what is classified in the Plan for the area.

In summary of the substance of the Plan, the majority of the City is designated for
continued development of low-density residential, the type of land use that is already most
extensive and common throughout the City. Most of the additional development of this type
is shown occurring adjacent to the same type of existing residential development.

As with any long-range community-based document, this Plan must be regularly
reviewed to maintain viability. As new concepts for development emerge and/or as public
needs change, so should this Plan be revised to better recognize, address, and reflect upon
these new concepts and/or community needs. At a minimum, the plan should be reviewed
and updated every 5 years, or as required by the Planning Commission and/or City Council.

Amendments to the Land Use Plan shall be initiated by staff, the Planning Commission
and City Council. Staff reserves the right to seek input from Planning Commission prior to
formally starting the Land Use Plan Amendment process.
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If Planning Commission elects to consider a Land Use Plan Amendment, a public
hearing shall be held by Planning Commission within 60 days, following local newspaper
publication of a notice of public hearing at least fifteen (15) days prior to the date of public
hearing. Upon completion of the public hearing, Planning Commission shall either
recommend disapproval an amendment to the Land Use Plan and forward a recommendation
of disapproval of the development proposal to City Council, or recommend to City Council the
introduction of an Ordinance amending the Land Use Plan and also forward to Council its
recommendation on the development proposal. When Planning Commission has determined
that a development proposal is in conflict with the Land Use Plan, Planning Commission may
choose to not proceed with consideration of a Land Use Plan Amendment and recommend to
City Council the denial of the development proposal.

City Council may initiate an amendment to the Land Use Plan by introduction of an
ordinance amending the Land Use Plan. City Council shall not proceed to second and third
reading of the Ordinance until the ordinance has been forwarded to Planning Commission for
review and recommendation. Development plan proposals and Land Use Plan amendments
can be considered in the same time period by Planning Commission and/or City Council.
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Land Use Plans require universal language in order to allow for the effective
communication of land development concepts, usually in the form of generalized land use
categories that encompass specific types of uses of different intensity. Twelve (12) land use
categories are used in the Land Use Plan for the City of Beavercreek:

* Open Space -Public Use » Office
» Low Density Residential (up to 3.01 du/ac (or e« Mixed Use
dwelling units per acre)) » Regional Commercial - Office
* Medium Density Residential (up to 6.01 du/ac) « Residential Office (low-density
» High Density Residential(up to 9.51 du/ac) residential)
e« Office » Research Office
« Neighborhood Commercial -Office » Research and Development, Office, Light
« Community Commercial - Office Industrial- High Tech Manufacturing

This chapter defines the various land use categories and generally discusses location
requirements respective of the types of uses within each category.
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Open Space-Public Use Classification

Open Space-Public Use areas are intended to represent a current inventory of public
land, public parks and public recreation sites, environmentally critical areas, such as
floodways, passive open space designed to control and direct growth, and property owned
and used by the City of Beavercreek, or other governmental entities.

The activity-oriented uses represented by the Open Space-Public Use category includes
public parks, a public golf course, public
recreation facilities, and city-owned
facilities. The land area included in this
category is descriptive rather than
prospective; i.e., the land is currently
used for the category. City facilities and
lands are included in the category in
recognition that land uses necessary for
the operation of a city may not neatly fit
into a future land use plan. Therefore,
the city properties, for example in Alpha
and on Research Park Drive, may, in the
future be developed according to their intended use and the needs of the City, and not as
open space and recreation.

July 23, 2020



For the purpose of the Land Use Plan, residential development has been categorized
into three groups according to density: Low Density Residential, Medium Density Residential
and, High Density Residential. Gross density, as defined in the Zoning Code is used to
differentiate the residential densities described in this section. Future development is not
prohibited from developing at a lower density level than is specified by the range indicated
by the Land Use Plan and Map for a particular area of the city. For purposes of the Land Use
Plan, Low Density Residential is less than 3.01 dwelling units/acre and Medium Density
Residential is less than 6.01 dwelling units/acre. High Density Residential is less than 9.51
dwelling units/acre.

Areas classified as Residential Office are intended to be a mixture of residential uses
and small scale office and professional service establishments. It is intended that these areas
be used to act as a transition between established residential neighborhoods and
nonresidential uses. It is also intended that the physical appearance of such areas including
all buildings and structures within such areas be residential in nature and design, and the
conduct of permitted uses not create or generate traffic or noise detrimental to adjoining
neighborhoods. If new residential structures are constructed in Residential Office areas, they
should be developed at a low-density (less than 3.01 du/ac).

Residential development within the City should preserve or attempt to create a
completely unified neighborhood, having safe, convenient access to school, places of religious
assembly, and park sites.

In considering applications for development of projects that consist of elderly assisted
living units and/or senior apartments, the Planning Commission and City Council may approve
developments which exceed maximum density limits if it is determined that the project
impact is less than or equal to a non-elderly residential project. Integrated
commercial/residential projects are not subject to density standards, so long as the project,
as a whole, either does not have negative impacts on surrounding neighborhoods, or those
impacts are mitigated by methods approved by Planning Commission and City Council.
Densities higher than 9.5 du/ac in integrated commercial/residential projects will require
extraordinary attention to architectural standards, landscaping and traffic mitigation.
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Single Family Residential Classification

Low Density Residential development should occur at densities of less than 3.01
dwelling units per acre. Dwelling types may be single family, two-family, and/or

multifamily development at appropriate locations, as long as they meet the overall density
requirements.
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Medium Density Residential Classification

10

Medium Density Residential development describes areas allowing_less than 6.01
dwelling units per acre. Dwelling types may be single family, two-family, and/or
multifamily development at appropriate locations, as long as they meet the overall density
requirements. Public water supply and sanitary sewer service are required for areas
designated for Medium Density Residential development.
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High Density Residential Classification

The High Density Residential designated areas are for development at densities less
than 9.5 dwelling units per acre. Dwelling types may be single family, two-family or
multiple-family structures, as long as they meet the overall density requirements. Both
public water supply and sanitary sewer service are required for areas designated for High
Density Residential. Due to the complexity and integration with surrounding commercial
projects that many high density residential projects feature, many, if not all, high density
residential projects are recommended to go through the Planned Unit Development process.

s il

B e T ——
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The Office land use designation is intended to provide areas for concentrations of
office-type uses primarily in an office park setting or a cluster of individual office structures.

Although the Neighborhood Commercial -Office, Community Commercial-Office and
Regional Commercial -Office land use designations all would permit office uses, this
category has been developed specifically for those areas where the use of land for office
is appropriate but the addition of
commercial and retail uses would
not be ideal as the primary use for
the given area. The office
designation therefore is intended to
serve several purposes.

The first purpose of the
Office designation is to provide
areas of transition between more
intensive non-residential uses and
the less intense residential uses.
Office designation is also applied to
areas that are not conducive to
either residential or commercial
uses because of limitations of
access.

Office type uses that are appropriate for this given designation of land use, include
business parks, office parks, individual office uses (under certain circumstances) and certain
small facilities incorporating small scale warehouse and distribution, with office functions.
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A well-balanced system of planned commercial sites is an integral element in the
overall economic health of the City of Beavercreek. Commercial developments should occur
at strategic locations along the transportation network, which provide direct and/or
convenient access to and from respective commercial centers. When developing either along
existing commercial corridors, or designing new commercial centers, every effort should be
made to limit the number of direct curb cuts onto the public transportation network. The use
of shared access roads, typically parallel to public thoroughfares, is highly encouraged.

Commercial/Office development is categorized into three (3) distinct groups that are
functionally different in intensity. They are: Neighborhood Commercial- Office, Community
Commercial -Office and Regional Commercial-Office. Each type possesses a unique set of
location requirements with respect to market area, accessibility, and relationship to
surrounding land uses.

Public water supply and sanitary sewer service must be available to commercial sites
at the time they are developed since commercial development often stimulates additional
surrounding commercial activity and higher densities of residential development at adjacent
locations.
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Neighborhood Commercial -Office and Community Commercial -

Office Classification

Neighborhood Commercial-Office

Neighborhood Commercial -Office developments generally are small projects
containing uses that are intended to provide for the daily needs of residents that live nearby.
They typically include:
daycare centers, restaurants, grocery
stores, drug stores, barber and beauty
shops, laundries, dry cleaners, gas
stations, florists, and other similar
types of businesses offering everyday
convenience goods and personal
services. In some instances it may be
appropriate to mix uses of residential
within areas that are classified as
Neighborhood
Commercial -Office.

Community Commercial/ Community Office

Community Commercial -Office developments are geared toward a market the size of
the entire City, and provide a broader range of merchandise and comparative shopping
opportunities, in addition to convenience-type retail and service establishments that are
usually found in Neighborhood Commercial- Office developments. Within this classification,
in addition to services typically included in Neighborhood Commercial-Office areas, offices
for professional and personal
services, such as: lawyers,
doctors, dentists, realtors,
insurance, etc., should be

encouraged. E——
. O O
# N Salon Ventures ¢

In some instances it may
be appropriate to mix uses of
residential within areas that are
classified as Community
Commercial -Office, if part of a
larger, mixed-use development.

| A 8
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Regional Commercial- Office Classification

Regional Commercial developments provide a full range and variety of all aspects of
commercial activity, oriented around one or more major department stores. These types of
developments typically have a market area spanning a multi-county metropolitan region.
Regional Commercial developments provide a broad spectrum of shopping goods and
services. Because of this characteristic, its customer drawing power stems from its capacity
to offer complete shopping
facilities as a form of

entertainment experience.
This attraction extends its
trade area by 10-15 miles,
and in some cases up to 50

miles, modified by the _ [r—
| ! FAIRAELD

factors of competitive
facilities and travel-time,
compared to other similar
facilities in the region with
relation to point of origin of
patrons.

Within this
classification, offices of regional size should be encouraged as a land use of like intensity.
The office park is an emerging type of commercial land development. It may not be merely
a freestanding suburban office building, but a cluster of office structures having
characteristics of
mixed use developments.
Non-retail services such
as hotels,
arenas/amphitheaters,
and conference centers
should also be N
anticipated. Therefore, SHOE
they sF;]ouId be located - ’DS‘WT‘““"?& s~
along arterial roads
located at or near
freeway interchange
access.

P mEE i o
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Mixed Use

Mixed Use developments provide a full range and variety of all aspects of commercial,
office and residential activity. Mixed use areas are intended to provide adequate and suitable
space for mixed-density residential, developed with accompanying commercial and office
uses. Buffers between these developments and low density residential developments can be
a combination of open space and screening, or can be a creatively designed transition area of
residential to non-residential uses.
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Research and Development, Office, Light Industrial - High Tech
Manufacturing Classification

This category includes research and development uses, as well as general high
technology manufacturing operations, offices and warehousing, and light industrial uses.
Collectively, these uses lend themselves toward the design of research and business park
employment centers.

This type of development requires public utilities, such as: three-phase electric
power, gas, water supply and wastewater disposal. The availability and capacity of such
utilities is a major factor in
the attractiveness to
develop properties within
this land use category.

Research and Development,
Office, Light Industrial- High
Tech Manufacturing areas
should be located within
close proximity of the labor
force, and possess excellent
access to the many methods
of transportation required to
ship raw materials and
finished products. Sites
should be a reasonable
distance from intersections of regional network thoroughfares that in turn access major
highways via interchanges. Sites should be located so that trucks and employees do not
travel through residential or commercial areas, but rather along the periphery of those urban
uses of the community, in accessing a freeway arterial.

Adequate physical separation between Research and Development, Office, Light
Industrial- High Tech Manufacturing and other land uses, especially Residential, should be
provided whenever possible. Highways, parks and recreation facilities, or natural physical
features such as creeks and changes in topography should be encouraged to be used as
buffers whenever possible. Buffers also restrict the encroachment into such designated areas
by residential, commercial, or other land uses.

Within the Research and Development, Office, Light Industrial,- High Tech
Manufacturing classification, a multitude of uses may be appropriate, including laboratories,
office space and ancillary retail. Light manufacturing may be appropriate in these areas
when the use is completely enclosed within a building without significant negative external
effects experienced beyond property boundaries. Specific use designations require
understanding of the potential ambient effects associated with each type.
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At the time the Land Use Plan was first adopted in 1990, the plan covered only the 93
vacant planning areas (VPAs), which were primarily large parcels of undeveloped land
scattered throughout the city. The plan has been amended over the years to create
additional vacant planning areas for property which had been annexed to the city since 1990
and to include three distinct planning corridors, identified by the designation “Indian Ripple
Planning Area”, “Dayton-Xenia Road Planning Area”, and “Colonel Glen Highway Planning
Area”.

Development and proposals for land use designation are based on analysis of essential
determinants which affect the usability of land for certain types of uses. Those determinants
included thoroughfare access, sewer and water availability, and adjacent use compatibility.
The text of the Land Use Plan below describes for each Vacant Planning Area the shape, size,
location and surrounding uses specific to each VPA.

Since first inception, several Vacant Planning Areas have been developed, and are no
longer classified as vacant. The following pages describe 33 of the original 93 Vacant Planning
areas which are still completely or substantially vacant. The 33 VPAs constitute a combined
2,150 acres, or 12% of the City.

Four VPAs from the 2015 Land Use Plan are no longer designated as such with this
update, four VPAS were combined into two VPAs, and five VPAs had a significate portion of
their area reduced. These eliminations and/or reductions were due to either development
occurring within the area, or due to development patterns in the vicinity of the former VPA.
The 2015 Land Use Plan included the areas that contain Cedarbrook Flower Farm
Development, Traditions of Beavercreek, an estate-sized private residence, and Northrup
Grumman office building, among others.
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Vacant Planning Area 2

VPA 2, which is approximately 29.5 acres, contains Signal Hill, an office development
at the eastern portion of the VPA, and overflow parking for Dave Dennis Auto Sales at the
westend. The vacant land remaining in VPA 2 is designated for Mixed Use development, in
compatibility with now existing adjacent uses to the west and east, between the Colonel
Glenn Highway and Grange Hall Road interchanges with 1-675.

w
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: City Boundary

Medium Density
\ | Residential (Less than 6.01
du/ac)

7] Community Commercial -
Office

\:| Mixed Use
[ RightofWay
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Vacant Planning Area 8

VPA 8, which is approximately 135 acres, is located south of the vacant U.S.
government property along Colonel Glenn Highway, between [-675 to the east and the county
border to the west. VPA 18 is located to the south. VPA 8 is designated for Mixed Use in
consideration of its proximity to WPAFB and the various principal and accessory uses
compatiable with the Air Force Base, and the defense program in general.

Over the last several years, VPA 8 has developed 93,000 square feet of commercial
office space. The PUD associated with this development allows for up to 1.45 million square
feet of mixed use including commercial, office and residential.

: City Boundary

Medium Density
| | Residential (Less than 6.01
dufac)

I:l Low Density Residential
(Less than 3.01 du/ac)

[ Mixed Use

| RightofWay
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Vacant Planning Area 10

VPA 10, which is approximately 17.7 acres, is a small subdivision west of Grange Hall
Road in northwest Beavercreek that is surrounded by Grangeview Acres to the west and north,
Hillcrest subdivision to the south, and an assisted living facility to the east.

The VPA contains four houses on estate-sized lots. Its use is designated for
continuation as Low Density Residential development which is the present use of VPA 10.

Should this area develop as a cohesive project, every effort should be made to line up
the entrance from Grange Hall Road with Park Overlook Drive. This property has a stream
traversing east to west. Any development within this VPA should work around this stream,
while taking in consideration existing vegetation and natural riparian buffers.

LONGWQOD

|

RK OVERLOOK:

: City Boundary

l:l High Density Residential
(Up to 9.5 du/ac)

Medium Density

Residential (Less than 6.01
du/ac)

l:l Low Density Residential
(Less than 3.01 du/ac)

[ | Mixed Use
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Vacant Planning Area 15

VPA 15, which is approximately 20 acres, is located south of New Germany-Trebein
Road in north central Beavercreek. Given it its frontage on Lillian Lane and its location
between Brookstone residential development to the east and shopping centers to the west,
VPA 15 is designated for Medium Density Residential. . The Rainbow Child Development
Center is located on the southwest corner of Lillian Lane and New Germany Trebein Road.

The northwest portion of the VPA contains floodway and fringe of the New Germany Branch of
the Beaver Creek.
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Vacant Planning Area 16

VPA 16, which is approximately 17 acres, is a long, narrow area surrounded by low
density residential plats in northeast Beavercreek, south of New Germany-Trebein Road. It is
presently an individual family home site and is designated for Low Density Residential.
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Vacant Planning Area 17

VPA 17, which is approximately 105 acres, is located along the eastern border of the
City, south of New Germany-Trebein Road in northeast Beavercreek. The northern and
eastern portions contain the Beavercreek Golf Club and adjacent Medium and Low Density
residential development.

VPA 17 is designated for Low Density Residential development. Development in this
VPA should be in similar scale and design as the newer homes that have been constructed in
the areas immediately adjacent to the golf course.

None of VPA 17 is located within a regulatory floodplain.

: City Boundary
Medium Density

Residential (Less than 6.01

du/ac)
Low Density Residential
(Less than 3.01 du/ac)

[ Open Space - Public Use
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Vacant Planning Area 18

VPA 18, which is approximately 71 acres, is located along the western border of the
City, north of Kemp Road. This area is relatively remote compared to other locations in the
City, given it is cut-off by I-675 and network road access is only via Kemp Road. Largely for
reasons of limited accessibility, VPA 18 is designated as Low Density Residential. Such use
would pose the least traffic impact and would be most compatible with the existing single
family dwellings that front on Kemp Road, and provides a good transition to the low-density
residential to the south. Any large scale residential development should be contingent on
roadway improvements on Kemp Road being in place or constructed as part of said
development. Through connections to the southern portion of VPA 8 should be included with
any large scale development of VPA 18.

Although a creek runs diagonally from the southeast to northwest corners of VPA18,
the associated flow has not yet warranted study designation of a regulatory floodplain.

: City Boundary

I:l Low Density Residential
(Less than 3.01 du/ac)

[ MixedUse

[ Rightof Way
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Vacant Planning Area 19

VPA 19, which is approximately 176 acres, is the one of the largest VPAs in the City
and is located east of 1-675, north along Kemp Road, to the south of the Grangeview plat, and
west of the Hillcrest plat. Poor freeway accessibility, land characteristics, physical edge
separation by 1-675 and Kemp Road, and compatibility with the adjacent residential plats to
the north and east is why this area has been classified as Low Density Residential.

VPA 19 is mainly accessed by an unimproved minor arterial (Kemp Road), and have
potential secondary access points off of the residential neighborhoods to the north and east.
Any large scale residential development should be contingent on roadway improvements on
Kemp Road being in place or constructed as part of said development. Primary access to any
development within this VPA should be located off Kemp Road. In effort to interconnect
existing neighborhoods with any new development, secondary access points to Graham and
Darden Roads should also be included.

Several small streams come together near the middle of VPA 19, where there are
ponds left from gravel pit excavations. That portion of the VAP is less attractive for
construction, but the ponds could serve for storm runoff retention as well as be an aesthetic
amenity for future development. Although, the creeks on VPA 19 can potentially flood, none
have been designated regulatory floodplains.

: City Boundary

E High Density Residential
(Up to 9.5 dufac)

l:l Low Density Residential
(Less than 3.01 du/ac)

l:l Neighborhood Commercial
- Office

l:l Mixed Use
Right of Way
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Vacant Planning Area 25

VPA 25, which is approximately 123 acres, is located north of Kemp Road at the
eastern border of the City. The Zimmer Estates plat is adjacent to the west, Greene Valley
Recreation Club is to the north and is accessed through the Greene Hills Estates plat via La
Cresta Drive and an old dumpsite off of Township Road that runs north/south through the
middle of VPA 25. There are several single family dwellings on acreage tracts within VPA 25.
VPA 25 is designated for Low Density Residential use.

Thoroughfare access is one of the factors that limits VPA 25 from the designated future
use. It is approximately 2.5 miles from a freeway entrance/exit and is accessed by an
unimproved leg of Kemp Road that is recommended for realignment. Redesign and
improvement of this section of Kemp Road should be in conjunction with development of VPA
25 and/or VPA 32.

: City Boundary
|:] Low Density Residential
(Less than 3.01 du/ac)

[ Open Space - Public Use
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Vacant Planning Area 27

VPA 27, which is approximately 87 acres, is located on the southwest corner of the
Kemp Road/Grange Hall Road intersection. It is bordered on the west by Wagner Trace
subdivision and on the south by the Summerfield subdivision. Part of the VPA is developed for
the Aley United Methodist Church on the south side of Kemp Road along with a few single
family dwellings. In order to be compatible with the existing single family residences in
Summerfield to the south and Pleasant Knolls to the east, the entire VPA is designated for
Low Density Residential. Any large scale residential development should be contingent on
roadway improvements on Kemp Road and Grange Hall Road being in place or constructed as
part of said development. Primary access to any development within this VPA should be
located off Kemp Road. In effort to interconnect existing neighborhoods with any new
development, secondary access points to Isaac and Aley Roads should be included. None of

the VPA is located within a designated floodplain.
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Vacant Planning Area 29

VPA 29, which is approximately 16 acres, is located at the southeast corner of the
North Fairfield Road/Kemp Road intersection. The adjacent corner is already developed as a
gas station/convenience store. To the south and east is the Fairlea subdivision plat, a low
density residential neighborhood. With abundance of frontage on two major thoroughfares, as
well has intense commercial to the north and Low Density Residential to the east, this VPA is
designated as Mixed Use. Higher intensity, community-scale commercial should be focused
toward North Fairfield and Kemp Roads, while low intensity neighborhood-scale commercial,
office and residential should be focused more toward the eastern property line, with
appropriate buffers for the residential properties to the east and south.

In order to avoid cut-through traffic between the different intensity uses, existing
adjacent plat streets that stub-out at the southern (Avon Drive) and eastern (Felton Drive)
borders of VPA 29 may best serve as emergency access only. The access control plan for
North Fairfield Road shows two access points along the east side that fronts on North Fairfield
Road and one access point along the northern border at Kemp Road. These access points may
need to be modified as development occurs in order to line up with adjacent development
access points.
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Vacant Planning Area 32

VPA 32, which is approximately 74 acres, is located in the northeastern portion of
Beavercreek, south of the double-jog segment in Kemp Road. It is bordered by VPAs 33 and
39 to the east, the Rustling Brook plat and large acreage home sites to the south, the Woods

residential plat to the west, the Zimmer Estates plat to the northwest, and VPA 25 to the

north across Kemp Road. VPA 32 is desighated for Low Density Residential use.
Thoroughfare access is currently dependent on the unimproved segment of Kemp Road

along the northern border, where it is considered a minor collector. Upgrading and
realignment of Kemp Road at that location should be part of any major development within

this VPA.
Small creeks run from north to south through the western portion of VPA 32, but none

are designated regulatory floodplain.
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Vacant Planning Area 33

VPA 33, which is approximately 37 acres, is one of the easternmost VPAs in the City,
surrounded by agricultural land in the Township to the north, and large lot low density
residential to the south, east and west. VPA 33 is designated for Low Density Residential.

Thoroughfare access is from Kemp Road, an unimproved minor arterial, where it is
approximately 3 miles to access either I-675 or US 35. Road improvements would be
necessary for more intense use of VPA 33.
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Vacant Planning Area 37

VPA 37, which is approximately 17 acres, is located south of the Be Hope Church along
the east side of North Fairfield Road. Across North Fairfield Road to the west is the Sunny
Acres residential plat. To the south is the Red Fox Woods residential plat and the Cox
Brothers and Edinburgh Place plats are to the east/southeast. VPA 37 is designated for Low
Density Residential use for compatibility with surrounding land use.

Roadway access must accommodate the locally designated regulatory floodplain of the
creek that runs north to south along the western border of the VPA.
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Vacant Planning Area 41

VPA 41, which is approximately 44 acres, is one of the last remaining vacant areas left
for development along Dayton-Xenia Road. It is located between the Knollwood Estates,
Section 3 residential plat to the west and the South Haven residential plat to the east. The
south side borders the Creekside Trail bike path with visibility from U.S. 35. Across Dayton-
Xenia Road to the north is the Knollwood Estates residential plat.

VPA 41 is designated for Mixed Use. This use designation is a continuation of the
designation for the development to the east that contains the police station and the City’s
administrative offices. Development within this VPA should provide adequate screening
and/or buffering where VPA 41 borders Low Density Residential uses.

Thoroughfare access for any development within this VPA should be primarily from
Dayton-Xenia Road. While there are no local streets directly connected to this VPA, direct
connection to Research Park Drive, as well as the utilization of Creekside Trail should be
highly considered with any development project.
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Vacant Planning Area 42

VPA 42, which is approximately 21 acres, is north of Marsetta Drive and Wendleton
Lane in the Rest Haven (commercial/office) plat, the Peace Lutheran Church, the Fifth/Third
Bank, and the Greene County Public Library. It is south of the Tamalor Woods and Rest Haven
residential plats, west of Country Acres, Section 1, and east of Knollwood Estates. VPA 42 is
designated for Residential Office development.

Thoroughfare access is adequate for the designated use given both Marsetta Drive and
Wendleton Lane are designed to collector road standards (60 foot wide right-of-way) that in
turn access Dayton-Xenia Road. Local street access could occur via a southward extension of
Yalta Drive from the north for Low Density Residential development or Residential-Office.

In order to screen/buffer any more intense office use from the adjacent Low Density
Residential plats to the west, north and east, any development should maintain the existing
woods to the most practical extent possible.
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VPA 51, which is approximately 54 acres, is a triangular-shaped property located
southwest of the 1-675/U.S. 35 interchange within Miami Valley Research Park. It is bordered
to the west by the Walnut Grove Country Club. Frontage is along the north side of Research
Boulevard (S.R. 835) all across the southern border.

VPA 51 is designated entirely for Research and Development - Office, Light Industrial -
High Tech. Manufacturing development.

Thoroughfare access is facilitated by Research Boulevard (S.R. 835). From its location,
VPA 51 is approximately 2.0 miles from the partial interchange at U.S. 35 and 2.8 miles from
the I-675/Indian Ripple Road full interchange. The Thoroughfare Plan does, however,
recommend that a minor collector road be built through VPA 51 to connect Linden Avenue to
the north and Research Boulevard to the south, the existing segment of which now serves as a
driveway access to Universal Energy Systems, Incorporated. It would, however, require
acquisition of right-of-way across the northeast corner of Walnut Grove Country Club.

A small, narrow portion of floodplain fringe exists along the southern border of the
VPA.
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VPA 52, which is approximately 34 acres, is located north of Research Boulevard,
between 1-675 to the west and Grange Hall Road to the east. The Apple Valley Business Park
is to the north. It is designated for Research and Development - Office, Light Industrial - High
Tech. Manufacturing.

Thoroughfare access to VPA 52 is via Research Boulevard along the southern border.
At that location, it is 1.4 miles from the partial interchange at U.S. 35 and 1.6 miles from the
partial interchange with U.S. 35 at Dayton-Xenia Road/Linden Avenue. Otherwise, it is
approximately 3.0 miles from the I-675 full interchange at Indian Ripple Road.

A narrow portion of VPA 52 is located within the floodplain of the Little Beaver Creek.
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VPA 53, which is approximately 15 acres, is a triangular-shaped area in Research Park
that is located southeast of the 1-675/U.S. 35 interchange. It is bordered along the northwest
side by Research Boulevard, along the east side by Grange Hall Road, and to the south by the
Woodhaven Industrial Park on Industrial Lane. VPA 53 is designated for Research and
Development -Office, Light Industrial - High Tech. Manufacturing uses. Development of such
uses would be compatible with the same types of uses that surround the VPA.

Thoroughfare access can occur from Research Boulevard and Grange Hall Road. From
either road, access to U.S. 35 partial interchanges with Research Boulevard and Linden
Avenue/ Dayton-Xenia Road is 1.4 miles away. Grange Hall Road should be upgraded in
conjunction with VPA 53 development.

Nearly all of VPA 53 is located within the floodplain of the Little Beaver Creek.
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VPA 55, which is approximately 20 acres, is a triangular-shaped area located along the
northwest side of the curve in Research Boulevard at the western border of the City. The
western edge is the Montgomery/Greene County border and the Walnut Grove Country Club is
to the north.

VPA 55 is designated for Research and Development - Office, Light Industrial - High
Tech. Manufacturing use. The same types of uses exist to the northwest on Plainfield Drive
in the adjacent City of Kettering and in VPA 56 to the southeast. The golf course to the
north is compatible as a buffer to urban residential uses in Riverside far to the northwest.

Thoroughfare access is provided along the southeast border by Research Boulevard
(S.R. 835). At that location along the principal arterial, it is approximately 2.3 miles to the
full interchange at 1-675 and Indian Ripple Road and 2.5 miles from the U.S. 35/Dayton-Xenia
Road partial-interchange to the north.

All of VPA 55 is located within the floodplain of the Little Beaver Creek, which flows
through the area from west to east.

: City Boundary

_ Research and Dev, Office,
Light Indust - Hi Tech Manf

July 23, 2020



40

VPA 56, which is approximately 67 acres, is located north of Patterson Road across
from Mount Saint John, along the southeast side of the curve in Research Boulevard, and west
of VPA 57 and the Patterson Road Estates residential plats.

All of VPA 56 is designated for Research and Development - Office, Light Industrial -
High Tech. Manufacturing. An effective type of screening would be necessary to buffer any
designated uses from home sites to the east and from any future remaining homes along
Patterson Road in the VPA while they are used as Low Density Residential.

Thoroughfare access is provided by Research Boulevard (S.R. 835). Access to Research
Boulevard is controlled by pre-designated cuts in the grassed median where left turn lanes
have already been installed. Access could occur onto Patterson Road along the southern
border of VPA 56, although it is not recommended to mix traffic from this designated use area
with that associated with the adjacent residential area. Patterson Road is only recommended
for emergency access to VPA 56. VPA 56 is approximately 2 miles from the U.S. 35/Dayton-
Xenia Road partial interchange to the west and 2.2 miles from the 1-675/Indian Ripple Road
full interchange to the south.

All of VPA 56 is located within the floodplain of the Little Beaver Creek. Thus, any
development will need to address code requirements for flood proofing and/or runoff control.
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VPA 57, which is approximately 12 acres, is one of the smaller vacant parcels in
Research Park. It is a rectangular-shaped area bordered by Research Boulevard to the north,
the Patterson Road Estates residential plat and the Little Beaver Creek to the south, 1-675 to
the east, and VPA 56 to the west. The residential designated portion (Patterson Road Estates,
Section 5) is located between the Little Beaver Creek at the north and the existing Patterson
Road Estates lots to the south.

VPA 57 is designated most suitable for Research and Development - Office, Light
Industrial - High Tech. Manufacturing uses. The area south of Little Beaver Creek is
designated Low Density Residential, so appropriate screening should be considered when
developing this site. The presence of the Little Beaver Creek across the southern border will
help buffer the designated use to the north from the existing residential plat to the south.

Thoroughfare access is entirely from Research Boulevard along the northern border.
Access is controlled by pre-designated cuts in the median for provision of left-turn
movements. VPA 57 is approximately 2 miles from the U.S. 35/Dayton-Xenia Road partial
interchange and 2.8 miles away from the 1-675/Indian Ripple Road full interchange.

All of VPA 57 is located within the floodplain of the Little Beaver Creek. Thus, any
development must meet requirements for floodplain development and runoff control.
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Vacant Planning Area 59

VPA 59, which is approximately 15 acres, is a partially-developed, narrow, rectangular
strip of properties that is located along the north side of Patterson Road. It is south of the
Miami Valley Research Park, east of Grange Hall Road, and west of the intersection of
Patterson Road and Research Boulevard. Several single and multi-family home sites (Gardens
Plat) exist throughout VPA 59.

VPA 59 is designated for Medium Density Residential partly because it would be
compatible with apartments that exist adjacent to the east and residential uses to the south,
but also because of its narrow configuration and small size relative to the extensive amount
of site preparation involved are conditions that can be addressed by that scale of
development and use. Patterson Road would serve as a physical edge division to buffer such
use from the existing residential plat (Woodhaven) to the south and the Little Beaver Creek
would buffer it from the industrial uses to the north.

Thoroughfare access is via Patterson Road, an unimproved residential collector.

More than one-half of VPA 59 is located within the floodplain or floodway of the Little
Beaver Creek which flows from west to east along the northern border. Thus, any
development must satisfy code requirements for flood hazard mitigation and runoff control.
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Vacant Planning Area 61

VPA 61, which is approximately 12 acres, is an irregular, curve shaped area made up of
a large lot that is located between Patterson Road to the south and the U.S. 35/Research
Boulevard to the north. It is bordered by VPA 54 to the northwest, the Greater Dayton Islamic
Foundation and Patterson Park Church to the west, the Woodhaven Swim Club and residential
plats to the south, a used vehicle dealership to the southeast, and a banking office to the
east.

VPA 61 is designated for Research and Development - Office, Light Industrial - High
Tech. Manufacturing. Development in this area will have to address floodplain concerns as
well as potential impacts to residential development to the south and traffic flow at Research
Boulevard and Patterson Road intersection.

Thoroughfare access via the partially improved segment of Patterson Road is
supportive of the designation for Research and Development -Office, Light Industrial - High
Tech. Manufacturing use given its locational convenience for community as well as freeway
accessibility. Thoroughfare access should be designed to align as much as possible with
Patterson Park Church access points across the road in order to minimize through traffic
disruption.

All of VPA 61 is either located within the regulatory floodway or flood-fringe of the
Little Beaver Creek. Therefore, any development of VPA 61 will be required to satisfy code
requirements for flood hazard mitigation and runoff control without adverse impact.
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Vacant Planning Area 62

VPA 62, which is approximately 38 acres, is located between Patterson Road to the
north, Shakertown Road to the south, I-675 to the east, along with the Bergamo complex.

VPA 62 is designated partially for Research and Development - Office, Light Industrial -
High Tech. Manufacturing and partially for Low Density Residential. This designation is
consistent with surrounding land use designations directly across I-675 to the east and to the
west by other properties controlled by the Miami Valley Research Park. The Miami Valley
Research Park owns land all around the VPA. Any potential cessation of current uses at the
Mount Saint John complex may call for the consideration of non-residential uses given that
adequate buffering and other features can be provided. Thoroughfare access for VPA 62 is
facilitated by Patterson Road to the north, County Line Road to the west, and Shakertown
Road to the south.
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Vacant Planning Area 63

VPA 63, which is approximately 158 acres, is a large rectangular-shaped area in
Research Park consisting of a few properties. All but 10 acres of the VPA is owned by Miami
Valley Research Foundation. It is bordered by Patterson Road to the north, Shakertown Road
to the south, Grange Hall Road to the east, and 1-675 to the west. It is adjacent to a mixture
of uses along Patterson to the north, Ankeney Middle School to the south, and to Richfield
Center commercial/industrial area, Woodhaven residential plat, and VPA 64 to the east.

VPA 63 is one of the larger tracts of land in Beavercreek owned by the Miami Valley
Research Foundation and is envisioned by the foundation as being developed in use as part of
the Miami Valley Research Park. VPA 63 is designated Research and Development - Office,
Light Industrial - High Tech. Manufacturing, however, location of specific uses and facilities
will be contingent on developmental guidelines required to assure compatibility in relation to
adjacent surrounding land uses of a different type and intensity.

Thoroughfare access is facilitated by the unimproved collector roads that border it
which should be upgraded either prior to, or as part of the development of VPA 63. At a
minimum, increased right-of-way, through-lane widening and turn-lane additions opposite
existing local street intersections should be considered. VPA 63 is conveniently located
within close proximity to intersections from freeway access to either 1-675 or U.S. 35 via
roads of the same or higher functional class.
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Vacant Planning Area 64

VPA 64, which is approximately 86 acres, is bordered by Grange Hall Road to the west,
Shakertown Road to the south, the Woodhaven residential plats to the north, and the Autumn
Springs residential development to the east. VPA 63 is across Grange Hall Road to the west
and VPA 72 is across Shakertown Road to the south.

VPA 64 is designated for low-density residential development. Development in this VPA
would need to provide adequate development designs to assure compatibility in relation to
adjacent surrounding land uses of a different type and intensity. Some features on the site
may lend itself to concentrated areas of higher density development, such as Traditions of
Beavercreek, located just to the southeast of VPA 64, in order to preserve the natural
features of the area, so long as the overall density falls within Low Density Residential
guidelines.

Thoroughfare access is facilitated by Grange Hall Road to the west and Shakertown
Road to the south, both of which are unimproved collectors. Upgrading Grange Hall Road, at
least in the form of right-of-way increases and preferably as extensive as through-lane
widening and turn-lane additions at local street intersections may be required in conjunction
with VPA 64 development. Shakertown Road has seen such upgrades in the last few years, and
should continue along Grange Hall Road as development occurs. It is approximately 2 miles
from the U.S. 35/Dayton-Xenia Road partial interchange and 2.5 miles away from the I-
675/Indian Ripple Road full interchange. Bordering neighborhood streets should be connected
to streets that will be provided through VPA 64 development. A cross access easement was
included in the approval of Traditions of Beavercreek for the purposes of inter-connectibility
with the vacant land to the north.
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Vacant Planning Area 66

VPA 66, at approximately 12 acres, is one of the four smallest VPAs. Surrounding
existing residential developments include Apple Valley Estates plat to the west, north, and
east and the Northview Gardens plat to the south. A house and several out buildings exist at
the middle of VPA 66. Its shape is a long and narrow rectangle.

VPA 66 is designated entirely for Low Density Residential development. The
designation is made on the basis of compatibility with existing adjacent home sites. Special
consideration for densities with higher than low density residential, but lower than the
maximum of medium density residential will be given to single-family developments that are
constructed with homes clustered near the center and open spaces provided along the
perimeter, so long as it is constructed with appropriate buffers and screening provided for the
single family residences to both the north and south..

Thoroughfare access is facilitated by frontage onto North Fairfield Road, which is
currently being widened and upgraded appropriately as a major arterial of the Thoroughfare
Network. VPA 66 is conveniently located within one mile of the U.S. 35/North Fairfield Road
intersection. Alignment with Newton Drive to the east would be in locally designated
floodplain of the creek and may eliminate what may otherwise be a suitable home site at the
southeast corner of VPA 66.
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Vacant Planning Area 72

VPA 72, which is approximately 44 acres, is a collection of a several properties located
at the southeast corner of the Grange Hall Road and Shakertown Road intersection, and
contains some older houses and accessory structures, an un-reclaimed gravel pit, and a
recreational vehicle storage facility. VPA 72 is surrounded by VPA 63 to the northwest, VPA
64 to the north, Ankeney Middle School to the west and Shaker Heights residential plat
sections to the east.

VPA 72 is designated for Low Density Residential use.

Thoroughfare access is provided by Grange Hall Road and Shakertown Road. Grange
Hall Road, along the frontage of this VAP is an unimproved minor arterial. Planned upgrading
to design criteria for the functional class should be done in conjunction with all VPA
developments at that location and vicinity. VPA 72 is approximately 1.6 miles from the U.S.
35/Dayton-Xenia Road partial-interchange and 2.3 miles away from the I-675/Indian Ripple
Road full interchange.

Any development within VPA 72 should preserve as many of the existing trees as
possible, especially along the sloped portions adjacent to the creek to aid runoff and erosion
control.
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VPA 83, which is approximately 129 acres, is a collection of partially developed
properties located northwest of the Indian Ripple Road and North Alpha-Bellbrook Road
intersection. It is bordered by Tara Estates to the north, vacant agriculturally-used land
across North Alpha-Bellbrook Road to the east/southeast in the Township, large-lot home
sites, the Willow Brook plat, and Woodview Estates plats across Indian Ripple Road to the
south, and the Trinity Community complex to the west. Some, but not all, of VPA 83 is
occupied by several single family dwellings on large lots.

VPA 83 is designated entirely for Low Density Residential development. Compatibility
with adjacent residential plats and large-lot home sites, along with its location along the
fringe of the community warrants a designation for Low Density Residential. This type of
development will provide a well-planned transition on the fringe of the community between
more suburban uses, and agricultural uses in the township.

Thoroughfare access is provided by North Alpha-Bellbrook Road, an unimproved non-
city roadway along the east/southeast border, and Indian Ripple Road, an unimproved major
arterial along the southern border. Needed upgrades to functional class design criteria should
be implemented in conjunction with any large-scale development of VPA 83. VPA 83 is 1.5
miles from the U.S. 35/Factory Road intersection to the northeast and 2.3 miles from the
1675/Indian Ripple Road full-service interchange to the west. Development should provide a
centrally located street to run east/west between a southward extension of Towncrest Drive
from Tara Estates and North Alpha-Bellbrook Road. Other internal streets should result in
connections between Honey Jane Drive and Debs Drive out of Tara Estates to the north and
Indian Ripple Road along the southern border.

See map on the next page
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Vacant Planning Area 91

VPA 91, which is approximately 48 acres, is a triangular-shaped property located west
of the bend in Swigart Road at the south/central edge of the City. It is bordered by the
Hawthorne Glen neighborhood to the north, large-lot home sites and the Historical Estates
neighborhood in Beavercreek Township across Swigart Road to the southeast, and by Walnut
Grove and VPA 90 to the west. Two single family dwellings presently occupy VPA 91, the bulk
of which is agriculturally used.

VPA 91 is designated entirely for Low Density Residential for reasons of compatibility
with existing and designated similar adjacent use and the unimproved condition of Swigart
Road.

Thoroughfare access is facilitated by Swigart Road, an unimproved minor arterial on
the Beavercreek Thoroughfare Plan. Planned upgrading to widen the road, at curb/gutters
and sidewalks and potentially the realignment the abrupt bend should be in conjunction with
(or in place prior to) the development of VPA 91. Local streets internal to VPA 91 should
interconnect existing stub streets located in Walnut Grove to the west and Southway Drive in
the plat to the north. None of VPA 91 is located within the floodplain.
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Vacant Planning Area 92

VPA 92, which is approximately 185 acres, is one of the largest future development
areas in the City. It was created by combining former VPAs 76 and 77. It is bordered by US 35
to the north, Factory Road and the eastern edge of the City boundary to the east, and Tara
Estates to the south. A realignment/reconstruction of Shakertown and Alpha-Bellbrook Roads
is under construction, essentially bisecting VPA 92. This VPA will have good visibility along US
35 and several hundred feet of road frontage on Shakertown, Alpha-Bellbrook and Factory
Roads following the completion of the road project. With large amounts of road frontage on
minor arterials and the visibility on US 35, this area will be attractive for redevelopment in
the coming years.

The VPA is currently designated as Mixed Use. A transition from low to medium density
residential would best be suited for the south/southwest portion of the VPA, gradually getting
more intense to office and commercial uses in the east and northeast. While comprehensively
planning for this VPA, care should be given to the buffering of existing single family
residential properties neighboring this area, as well as within the portions of the VPA that are
designed as a regulatory floodplain.

Residential densities within this VPA can be negotiable, so long as any residential
density higher than Low Density Residential is part of an integration of
commercial/office/residential uses combined. Should plans include single family residential
areas in this VPA, Low Density Residential will be the standard density used for those portions
that abut the existing single family residential neighborhoods.
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Vacant Planning Area 93

VPA 93 is by far the largest VPA in the City, at over 230 acres. Two major arterials
(North Fairfield Road and Indian Ripple Road) transect the VPA, while Grange Hall Road
borders the western edge. This VPA was created by combining former VPAs 80 and 82.

The VPA is currently designated as Mixed Use. It is anticipated that commercial and
office uses within any comprehensively planned development in this VPA would be closer to
the arterial roads, however careful integration of mixed uses (so long as appropriate buffers
for the existing residential are provided) could be appropriate throughout, depending on the
inclusion of creative buffering designs.

Residential densities within this VPA can be negotiable, so long as any residential
density higher than Low Density Residential is part of an integration of
commercial/office/residential uses combined. Should plans include single family residential
areas in this VPA, Low Density Residential will be the standard density used for those portions
Residential densities within this VPA can be negotiable, so long as any residential density
higher than Low Density Residential is part of an integration of commercial/office/residential
uses combined. Should plans include single family residential areas in this VPA, Low Density
Residential will be the standard density used for those portions that abut the existing single
family residential neighborhoods.
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Corridor Planning Areas

The purpose of calling out Corridor Planning areas is to direct focus on major corridors
throughout to ensure that they continue to remain viable as a community develops and
evolves. The three major commercial thoroughfares that have been studied are: Indian Ripple
Road, Dayton-Xenia Road, Colonel Glenn.
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Indian Ripple Planning Area 1

Indian Ripple Planning Area 1 (IRPA-1) encompasses property on the north side of
Indian Ripple Road and extends approximately 0.45 miles from County Line Road on the west
end to I-675 on the east end. IRPA-1 is comprised of the Indian Ripple Shopping Center area,
the BP OQil station, Burris CPA office building, Harvest Inc., Village at the Greene, multi-family
dwellings and 1-675/Indian Ripple Road Right of Way.

Indian Ripple Planning Area 1 consists of Regional Commercial-Office designation along
the north side of the roadway in the vicinity of the existing Greene Crossings Shopping Center
and BP Oil station, and Neighborhood Commercial - Office in the area encompassing the
recently renovated Village at the Greene.
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Indian Ripple Planning Area 2 (IRPA-2) encompasses the parcels fronting both the north
and south sides of Indian Ripple Road and extending approximately 0.6 miles from the 1-675
interchange area on the west end to the vicinity of Darst and Rosell Drive on the east end.
IRPA-2 is comprised of a series of typically deep parcels with narrow frontage. Many of the
parcels contain small single family residential units either utilized for rentals or that are
being marketed or used for non-residential purposes.

Indian Ripple Planning Area 2 is bordered along the north side by Concept 4, Green
Meadows, Meadow Lane and Woodland Terrace single family subdivisions. The planning area
is bordered to the south by Country Acres Section 6, a single-family residential subdivision.
No portion of the planning area is located in a regulatory flood plain.

IRPA-2 has a combination of land use designations. Most of this planning area is
designated for Community Commercial -Office use except for the parcels associated with
Aberdeen Village, which are classified as Medium Density Residential and the areas located on
the southeast corner of Indian Ripple Road and Darst Road, which is Neighborhood
Commercial - Office. Given the typically shallow depth and narrow lot configuration,
development or redevelopment of the properties on the north side of Indian Ripple should be
restricted to smaller commercial operations or office uses. Low/Medium Density Residential
development may also be appropriate on the larger parcels that extend into the adjacent
single family neighborhoods. The south side of Indian Ripple Road features largely deeper and
wider parcels that would allow larger scale development. Therefore, the south side of Indian
Ripple Road should be developed or redeveloped for commercial uses or office uses.
Thoroughfare access to Indian Ripple Road will be as determined by the City's Thoroughfare
Plan.

Map on next page
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Indian Ripple Planning Area 3

Indian Ripple Planning Area 3 (IRPA-3) encompasses parcels fronting on both the north
and south sides of Indian Ripple Road and extending approximately 0.5 miles from Rosell Drive
to the west to Grange Hall Road on the east end. Planning Area 3 is comprised of a series of
primarily undeveloped parcels with those located along the north side of Indian Ripple Road
containing considerable lot depth.

Because of the rather unique location between more intensive commercial activity to
the west, and very well defined residential activity immediately to the east, this area is best
suited as a transition district between the two polarized uses. Therefore, Neighborhood
Commercial -Office is the designated use for the south side of this Planning Area, and
Community Commercial - Office and Office are designated for the north side of the Planning
Area. The portion of the IRPA fronting on Grange Hall Road is designated Low Density
Residential.

No portion of Indian Ripple Planning Area 3 is located within a regulatory floodplain.
Thoroughfare access for all office activity shall occur by way of Indian Ripple Road, with
residential access occurring by Grange Hall Road.
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Indian Ripple Planning Area 4

Indian Ripple Planning Area 4 (IRPA-4), encompasses parcels fronting on the north side
of Indian Ripple Road but primarily contains parcels on the south side of Indian Ripple Road
extending approximately 1.8 miles from Fernwald Drive on the west end to Alpha Bellbrook
Road and the City's corporation limit on the east end. Planning Area 4 is comprised of a
series of typically residential and agricultural parcels containing single family units,
condominium units, Trinity Homes retirement complex, rural home sites and agricultural uses.
The planning area is bordered on the south by Willow Brook, Woodview Estates, Country Acres
9 and Kingswood Forest developments.

IRPA 4 is designated as Low Density Residential for the entire land area described
above, with the exception of Kingswood Forest and Mount Zion Cemetery, which are
designated, respectively Medium Density Residential and Open Space - Public Use. This
designation is consistent with land uses occurring to the north, south and east as well as in
Beavercreek Township. Thoroughfare access is from Indian Ripple Road and shall be
consistent with the City's Thoroughfare plan requirements for driveway access to a major
roadway.
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Dayton-Xenia Planning Area 1

Dayton Xenia Planning Area 1 (DXPA-1) extends from the western boundary of
Beavercreek at the county line to the west side of Grange Hall Road. The thoroughfare within
this area of the corridor has been improved to a four-lane road, containing sidewalks and side
paths. This area is made up primarily of single-family residential homes on the south side of
the corridor and small businesses that serve the community on the north side. Some offices,
small businesses, and single-family homes are intermingled within these groups of uses along
this portion of the corridor. Dayton Xenia Planning Area 1 contains a mixture of
predominantly low density residential, with an area of Neighborhood Commercial-Office
designation where Dayton-Xenia Road intersects with Mardon Drive and Grange Hall Road.
Creekside Trail, which runs parallel to Dayton-Xenia Road through DXPA-1 is classified as Open
Space-Public Use.
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Dayton-Xenia Planning Area 2

Dayton-Xenia Planning Area 2 (DXPA-2), extending from the east side of Grange Hall
Road to Wallaby Drive, consists of mainly small businesses and offices and a few larger more
successful establishments such as Knollwood Garden Center and Tobias Funeral Home. There
is a variety of service oriented establishments along this portion of the corridor including
banks, auto repair shops, barber shops, and dry cleaners. There are two places of religious
assembly in this section of the corridor as well a public library, fire station, and post office.
There are also several multi-tenant retail centers that fail to remain fully occupied and are in
need of renovation.

DXPA-2 is a collection of several different land use classifications. Commercial and
Mixed Use designations make up the bulk of the area, with a small amount of Low Density

Residential designations scattered throughout.
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Dayton-Xenia Planning Area 3

Dayton-Xenia Planning Area 3 (DXPA-3) the most stable, and economically diverse
portion of the corridor at this time, extending from Wallaby Drive to Hanes Road, and is
characterized by large anchor businesses on larger properties including a drug store,
supermarket, several fast food restaurants, banks, and several multi-tenant retail centers.
There are some small pockets of single family residences at the two extremes of this section
of the corridor and a section of smaller offices that house doctors, dentists, chiropractors,
and insurance agents among others.

Being traditionally known as the “Downtown’ of Beavercreek, this areas has been
predominantly commercial for quite some time. The Land Use Plan shows a planned
continuation of these types of uses, with the majority of the area being designated as
Community Commercial-Office.
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Colonel Glenn Planning Area 1

Colonel Glenn Planning Area 1 (CGPA-1) encompasses parcels fronting on both the
north and south sides of Colonel Glenn Highway extending from the City's corporation limit
on the west end, and Grange Hall Road on the east end. Colonel Glenn Planning Area 1 is
comprised of a mixture of older and newer commercial construction consisting of varying
architectural characteristics which are scattered throughout.

CGPA 1 is designated as Community Commercial-Office on the north side of Colonel
Glenn Highway, and Mixed Use on the south side.

No portion of this planning area is located within a regulatory flood plain.
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Colonel Glenn Planning Area 2

Colonel Glenn Planning Area 2 (CGPA-2) encompasses parcels fronting on both
the north and south sides of Colonel Glenn Highway extending from the City's
corporation limit on the west end, and Grange Hall Road on the east end. Planning
Area 2 is comprised of a mixture of big box retail (Home Depot and Meijer) along with
small scale retail and professional office buildings, as well as some High Density
Residential.

CGPA 2 has a multitude of various land use designations, including
Community Commercial-Office, Regional Commercial-Office and High Density
Residential on the north side of Colonel Glenn Highway, and Regional Commercial-
Office on the south side of Colonel Glenn Highway.

No portion of this planning area is located within a regulatory flood plain.
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Several Vacant Planning Areas within the City are designated Planned Development
Areas (PDAs). They are so designated because due to size, location, and/or existing
surrounding use they exhibit a degree of development potential for more than one use by
itself or collectively, and thus encompass greater considerations and concerns than are
addressed by any one use category. Property which exhibits limitations or restrictions on
access, potential traffic conflicts and impacts, and the potential for extensive impacts on the
surrounding environment may also be so designated. Their characteristics make unique and
creative developments, which may not necessarily be consistent with the Land Use Plan,
appropriate for consideration and the potential initiation of a Land Use Plan amendment.

The potential for development in a PDA of a magnitude that may impact surrounding
existing developed uses, the physical and natural character and quality of environment, and
existing community infrastructure necessitates study and analysis above and beyond that
which is normally required for other areas. For this reason, developments proposed in PDAs
shall be processed in zoning as Planned Unit Developments (PUDs) or under certain
circumstances be processed under the Administrative Site Plan Review Approval Process
(ASRA). This is to ensure that proper land use spatial and functional relationships result as
intended within and around the PDA. When applicable, development proposals within a PDA
shall include a Land Use Plan amendment application to be considered by Planning
Commission and City Council.
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The map on the following page, is the Land Use Map for the City of
Beavercreek. The map is the second major component of the Land Use Plan and
graphically displays the first major component which would be the text found in the
previous chapters of this comprehensive document. The different land use
classifications are indicated by color and the uses associated with the different colors
can be identified in the legend located on the map. There are also identification
features in the Map, again, referenced in the legend, that indicate the location of
the Vacant Planning Areas that remain in the City, Planned Development Areas, and
the three Corridor Planning Areas (Indian Ripple Road, Dayton-Xenia Road and
Colonel Glenn Highway). This map is intended to serve as a tool to guide the City’s
development decisions for the next several years, with periodic changes revisited and
performed as warranted.

As noted on the map on the next page, the vast majority of the City is
classified as Low Density Residential, and all residential (Low, Medium, High and
Residential office) comprises of more than 68 percent of the City. Commercial
classification (Neighborhood, Community, and Regional) makes up eight percent of
the City’s classification.

Land Use Classification % of City

High Density Residential 1.0%
Low Density Residential 63.0%
Medium Density Residential 3.8%
Residential Office 0.2%
Total Residential 68.0%
Neighborhood Commercial - Office 1.0%
Community Commercial - Office 3.1%
Regional Commercial - Office 4.3%
Total Commercial 8.4%
Office 1.5%
Mixed Use 5.2%
Research - Office 0.2%
Research and Development, Office, Light

Industrial and Hi Tech Manf. 5.7%
Total Office, Mixed Use and Research 12.6%
Open Space - Public Use 6.9%
Right of Way 4.2%
Total Public 11.0%
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Exhibit B - Land Use Classification Changes 2015 - 2020*

2020 Land Use Plan

Changed from Research
and Development -
Office and High
Tech Manufacuturing
to Mixed Use

:IAreas of Signficant Change
134.5 acres e

Medium Density Residential (Less than 6.01 dufac)

| Low Density Residential (Less than 3.01 du/ac)
[ | Mixed Use

| Right of Way

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined
into Open Space - Public Use. Research/Commercial, Medium Density Residential-Office, and Open
Space/ Recreation/Public were eliminated.
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2020 Land Use Plan

Changed from Research
and Development -
Office and High
T.ECh ManUfaCUturl n_g D Areas of Signficant Change
tO M|Xed Use and Reglonal |: Medium Density Residential (Less than 6.01 du/ac)
Commercial - Office | Low Density Residential (Less than 3.01 du/ac)

Neighborhood Commercial - Office

| Community Commercial - Office

85-6 acres - Regional Commercial - Office
[ office
| Mixed Use
[ Rightof way

Y )]

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open
Space - Public Use. Research/Commercial, Medium Density Residential-Office, and Open Space/
Recreation/Public were eliminated.
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2020 Land Use Plan

Medium Density -

Residential -Office

to Medium Density
Residential and Office

D Areas of Signficant Change
Medium Density Residential (Less than 6.01 du/ac)

Low Density Residential (Less than 3.01 du/ac)

Neighborhood Commercial - Office
53 acres B e

Mixed Use
[ Open Space - Public Use

| Right of Way

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open
Space - Public Use. Research/Commercial, Medium Density Residential-Office, and Open Space/
Recreation/Public were eliminated.
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2020 Land Use Plan
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Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open
Space - Public Use. Research/Commercial, Medium Density Residential-Office, and Open Space/

Recreation/Public were eliminated.



2020 Land Use Plan

From Office to
Medium Density
Residential

[ aveas of signficant Change

High Density Residential (Up to 9.5 du/ac)
32.8 acres

Medium Density Residential (Less than 6.01 du/ac)

‘ Low Density Residential (Less than 3.01 du/ac)
- Regional Commercial - Office

P

| CUEC AL

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open

Space - Public Use. Research/Commercial, Medium Density Residential-Office, and Open Space/
Recreation/Public were eliminated.
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2020 Land Use Plan

From Medium Density
Residential - Office and
Low Density Residential to
Mixed Use

’—] High Density Residential (Up to 9.5 du/ac)
l:l Low Density Residential (Less than 3.01 du/ac)
51 _3 acres ’_| Community Commercial - Office

[ | Mixed Use

- Open Space - Public Use

DAreas of Signficant Change

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open
Space - Public Use. Research/Commercial, Medium Density-Office, and Open Space/ Recreation/Public were
eliminated
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2020 Land Use Plan

From Low Density Residential
and Residential Office to
Neighborhood Commercial - Office

. Low Density Residential (Less than 3.01 du/ac)
| Neighberhood Commercial - Office

1 2 acres | Community Commercial - Office
- Office

D Areas of Signficant Change

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open
Space - Public Use. Research/Commercial, Medium Density-Office, and Open Space/ Recreation/Public were
eliminated
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2020 Land Use Plan

From ResearCh = Oﬁ:ice, DAreas of Signficant Change
PUb|IC FaCIllty and |: Medium Density Residential (Less than 6.01 du/ac)
Low Density Residential
to Mixed Use [ Residential Office

‘ Neighborhood Commercial - Office
Community Commercial - Office

[ office
1 23 acres [ Mixed Use

- Research and Dev-Office, Light Indust and Hi Tech Manf
- Open Space - Public Use

Right of Way

Low Density Residential (Less than 2.01 du/ac)

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open
Space - Public Use. Research/Commercial, Medium Density-Office, and Open Space/ Recreation/Public were
eliminated
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2020 Land Use Plan

From Open Space - Private
to Research and Development -
Office, Ligtht Industrial
and High Tech Manufacturing

1 25 .4 ac res : Areas of Signficant Change

- Research and Dev-Office, Light Indust and Hi Tech Manf
Open Space - Public Use
Right of Way

(RESEARCHEE
2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open

Space - Public Use. Research/Commercial, Medium Density-Office, and Open Space/ Recreation/Public were
eliminated

7



2020 Land Use Plan

From Low Density Residential
to Research and Development -
Office, Ligtht Industrial
and High Tech Manufacturing

1 0'3 acres E Areas of Signficant Change

. Low Density Residential (Less than 3.01 du/ac)
- Research and Dev-Office, Light Indust and Hi Tech Manf

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open
Space - Public Use. Research/Commercial, Medium Density-Office, and Open Space/ Recreation/Public were

eliminated
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2020 Land Use Plan

From Open Space - Private

To Office

D Areas of Signficant Change
4'9 acres | Low Density Residential (Less than 3.01 du/ac)

- Office

- Open Space - Public Use

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open

Space - Public Use. Research/Commercial, Medium Density-Office, and Open Space/ Recreation/Public were
eliminated
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2020 Land Use Plan

From Office
to Community
Commercial - Office

D Areas of Signficant Change
| Low Density Residential (Less than 3.01 du/ac)

1 0-7 acres | | Community Commercial - Office

- Regional Commercial - Office

|| Right of Way

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open

Space - Public Use. Research/Commercial, Medium Density-Office, and Open Space/ Recreation/Public were
eliminated
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2020 Land Use Plan

From Office and Low
Density Residential

toe Community Commercial -
Office and Mixed Use

] Aveas of Signficant Change

[ Medium Density Residential (Less than 6.01 dufac)
| Low Density Residential (Less than 3.01 du/ac}
| Neighborhaod Commarcial - Office

275.9 acres iy

I ofie
Mixed Use

[ Open Space - Public Use

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open
Space - Public Use. Research/Commercial, Medium Density-Office, and Open Space/ Recreation/Public were
eliminated
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2020 Land Use Plan

From Low Density Residential,
Research and Dev, Office,
High Tch Manf, and Research
and Office
to and Mixed Use

] Aveas of signficant change

|| Low Dansity Residential (Less than 3.01 dufac)
185.1 acres

Community Commercial - Office

| Mixed Use

[ Open Space - Public Use

Right of Way

[ u ‘,E“,r_:":i

2015 Land Use Plan

Notes: The former classifications of Open Space/Recreation/Private and Public Facility were combined into Open

Space - Public Use. Research/Commercial, Medium Density-Office, and Open Space/ Recreation/Public were
eliminated
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Exhibit C - Former Land Use Maps for Beavercreek
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City of Beavercreek Land Use Map 2007
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City of Beavercreek Land Use Map 2009 Amendment

Exhibit A
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2015 Land Use Map
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[ city Boundary | Cammunity Commercial - Community Office Bl Regional Commercial - Regicnal Office
771 2015 Corridor Planning Areas Neighbarhood C ial - Nei d Office [l Research and Development - High Tech Mfg.
[ 2015 vacant Flanning Areas W ofiice ZFZ) Research andior Commercial
2015 Planned Development Areas 7/ Office - Medium Density Residential BB Research andior Office
I High-Density Residential (Up o 9.50 duiAc) Open Space - Recreation (Private) V77 Residential Office
Medium-Density Residential (Less than 5.51 du/Ac) [l Open Space - Recreation (Public) B Rasds
[ Low Density Residential (Less than 3.01 duAc)  [IE Public Faciity
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