1368 Research Park Dr
Beavercreek, Ohio

BEAVERCREEK PLANNING COMMISSION
Regular Meeting – September 2, 2020, 6:00 p.m.
This meeting will be held in the Council Chamber. Social distancing will be observed and it is
asked that anyone wishing to attend the meeting in person to please wear a face mask.
Public Comments:
All persons present shall be given an opportunity to be heard on proposed legislation during a
public hearing. For those not wishing to appear in person but wish to make a public comment,
please feel free to send an email to the Deputy Clerk at: gillaugh@beavercreekohio.gov.
Comments must be received by 4:00 p.m., Wednesday, September 2, 2020 to be considered for
the meeting. Please be very specific on which legislation you are addressing. Thank you.
I.

CALL TO ORDER

II.

ROLL CALL

III.

APPROVAL OF AGENDA

IV.

APPROVAL OF MINUTES
A. August 5, 2020

V.

PUBLIC HEARINGS
A. PC 20-10, Land Use Plan Amendment- BCGolf Limited Partnership
B. PUD 88-3 CU 8/20, K9 Centered- Fairfield Plaza
C. PC 20-9 ASRA, Resonant Sciences Addition

VI.

SUBDIVISIONS
A. S-20-8, The Woods, Sec. 7

VII.

ADJOURNMENT

BEAVERCREEK PLANNING COMMISSION
REGULAR MEETING, August 5, 2020
PRESENT: Mr. Hight, Mr. Loftis, Mr. Meyer, Mr. Self
ABSENT: None
Chairman Self called the meeting to order followed by roll call.
Mr. Loftis MOVED approval of the agenda with the addition of VII. Discussion Item B.
Bent Creek Woods Architectural Approval. Bent Creek Woods Architectural Approval.
Motion was seconded by Mr. Hight and PASSED by majority voice vote.
Mr. Hight MOVED approval of the June 3, 2020 minutes. Motion was seconded by Mr.
Meyer and PASSED by majority voice vote.
PUBLIC HEARINGS
PC 20-7 ASRA, Swift Coffee Drive-Thru (Withdrawn by applicant.)
PC 20-8, Zoning Code-Chicken Text Amendment
Clerk Gillaugh read the notice of public hearing on an application filed by Rachel
O’Leary, 1263 Lomeda Lane, Beavercreek, OH 45434. The applicant requests a Zoning
Code Text Amendment to allow chickens in residential districts.
Rachel O’Leary reviewed the language she was proposing, and explained why
backyard chickens are more humane and healthy. She showed a list of cities close by
and throughout the country that allow backyard chickens. Mrs. O’Leary discussed some
common questions and misconceptions about chickens. She reviewed some benefits of
having chickens and discussed several facts about chickens.
Mr. Burkett gave some history on the previous discussions that were heard at City
Council before regarding keeping chickens in residential districts. He discussed the
proposed language, which covered the maximum number of chickens allowed, the lot
size requirements, the requirements for coops, and the required authorization. Mr.
Burkett provided the Commission with a resolution of approval and denial.
In public input, Michael Berry, 1150 Firewood, said he supported everything the
applicant had stated and supported the initiation.
Tammy Heyne Barnes, 3418 Greer Drive, agreed with the applicant. She explained her
grandchildren are excited because they want to come over and help when they are able
to have chickens.
Lynda Kennedy, 1334 Lomeda Lane, said she fully supported the chicken initiation for
the City of Beavercreek.
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Lisa Brock, 1835 Hanes Road, fully supported what the applicant had proposed tonight.
Penelope Smith, 1757 Turnbull Road, fully agreed and supported the backyard chicken
proposal. She said her grandson is very excited about getting some chickens.
Todd Brock, 1835 Hanes Road, 100% stands behind what was brought forth and
believed it was an awesome presentation. He said this is a way to be self-sufficient. He
thought it was a great idea.
Milan Kennedy, 1334 Lomeda Lane, was in full support. He discussed a situation in
Europe and how chickens were very useful and helpful. Mr. Kennedy stated he was a
farmer for 35 years, and has been around chickens all his life. He said a lot people have
misconceptions about chickens, and said having chickens is quite an investment.
Bryan O’Leary, 1263 Lomeda Lane, supported the proposal because it will allow them
to be more self-sufficient and it will be better for the environment.
In written input, staff received 18 letter total all in support of the application. Those that
sent letters in were Kristin Neal, 1057 Geneva Road; Nanami Nagumo Brewer, 3034
Village Green Drive; Loren Hensley, 4180 Grouse Court; Milan Kennedy, 1334 Lomeda
Lane; Lynda Kennedy, 1334 Lomeda Lane; Penelope Smith, 1757 Turnbull Road;
Rachel O’Leary, 1263 Lomeda Lane; Bryan O’Leary, 1263 Lomeda Lane; Lori D’Amico,
4199 Ridgecliff Drive; Mary Scott, 395 Tanglewood Drive; Jeffrey Scott, 395
Tanglewood Drive; Sarah Fast, 3737 Wild Bird Circle; Mary Beth Henderson, 3717 Wild
Bird Circle; Seth & Lorraine Wagerman, 2782 Big Woods Trail; Pavel Tzonkov, 372
Merrick Drive; Lauren Tzonkov, 372 Merrick Drive; Tammy Heyne Barnes, 3418 Greer
Drive; Steve Barnes, 3418 Greer Drive.
There being no further public input, the public hearing was closed.
Mr. Meyer asked where the 15,000 square foot lot requirement came from. Mr. Burkett
explained staff looked at the average lot sizes in the City, and based it upon those
calculations. He said this was reviewed and added in the 2012 review.
Mr. Loftis liked the idea, but was concerned with this proposal not having the sunset
clause. He thought by striking the clause was probably not the best tactic to get it
approved by City Council. Mrs. O’Leary explained the main reason she wanted it
removed is because it is an investment and they are pets. She believed is as the same
as removing a dog from a house, and thought it was somewhat cruel if it terminates in a
year.
Mr. Hight said he had the same stance, and thought it should be revisited in three years
or the square footage of the lot size should be increased so less lots would be able to
have chickens.
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Mr. Self said he thought he remembered in one of the previous version there was a
requirement that the coop had to be moveable. Mr. Burkett stated in the 2012 proposal,
the language specifically prevented it from being moveable. It was removed in the 2016
proposal, and said they are permitted to be moveable as long as the coop meets the
setback requirement. Mr. Self thought the issue should come under review in a year or
two to see if it is working as well as our applicant is proposing it will be. Mr. Self thought
the 15,000 square foot requirement was the lot size requirement for an R-1B lot.
Mr. Hight asked if the review would come through Planning Commission or City Council.
Counsel McHugh said it would start with the Commission but would ultimately be
approved by City Council.
Mr. Loftis moved to approve PC 20-8 as written. Motion died due to a lack of a second.
Mr. Hight proposed to amend PC 20-8 to add language “(C) Future Review. These
regulations shall be reviewed in two years by the Planning Commission with
recommendation to City Council for modification as deemed appropriate.” Motion was
seconded by Mr. Loftis, and PASSED by a roll call vote of 4-0.
Mr. Loftis MOVED to approve PC 20-8 with the amended language. Motion was
seconded by Mr. Hight. Motion PASSED by a roll call vote of 3-1. (Meyer)
PC 20-6 ASRA, Dayton-Xenia Marathon Food Mart
Clerk Gillaugh read the notice of public hearing on an application filed by N & G Takhar,
4365 Lisa Drive, Tipp City, OH 45371. The applicant requests an Administrative Site
Plan Review and Approval (ASRA) for 1.53 acres of land to construct a 6,868 square
foot gas station. The property is located at 3810 Dayton-Xenia Road further described
as Book 2, Page11, Parcel 13 on the Greene County Property Tax Atlas.
Mr. Meyer recused himself from this case due to a conflict of interest.
Matt Geddis, 10367 Yellow Locus Lane, Centerville, OH, representing N & G Takhar
Oil, stated they are proposing to construct a Marathon gas station with a potential rental
on the side of it. He said they have successfully build stores throughout the Dayton
area, and all their stores are good clean operations.
Ms. Pereira summarized the staff report dated July 29, 2020, which stated the applicant
is requesting to build a 6,900 square foot gas station. She discussed the location of the
property, what currently exists on the property, the permitted uses, the ASRA overlay
designation, the building elevations and building materials, the building would be a twotenant building, the access points, the parking requirements, the detention pond area,
the landscaping plan, and the signage requirements. Ms. Pereira reviewed several
conditions in the resolution, and recommended approval of the case with 21 conditions,
requesting the addition of Condition #21 regarding making the piers on the canopy be
brick.
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In public input, Shawn McMullen,1502 S. Central, was concerned with light spill over.
He stated he was against it.
Heather McMullen, 1502 S. Central, stated she has lived in Beavercreek all her life and
has seen several gas stations come and go. Ms. McMullen said she was against this
proposal.
In written input, Diane & Dennis Morris, who live on Shady Lane Drive, stated they were
strongly opposed to this request. Miriam & Garry Joseph, who live on North Central
Drive, said they strong disagree with the request.
There being no further public input, the public hearing was closed.
Mr. Loftis asked if there was going to be a left turn out onto Dayton-Xenia Road. Ms.
Pereira said yes, and the City Engineer had no concern with it. Mr. Loftis questioned if
there was a drive-thru. Ms. Pereira showed where it would be located. Mr. Loftis asked
if the City was ok with the type of brick there were proposing for the building. Ms.
Pereira said staff did not have an issue with it and they try to keep an open mind as far
as the diversity in the brick colors. Mr. Loftis and Ms. Pereira discussed the landscaping
requirements and maintenance. Mr. Loftis asked what the hours of operation were. Ms.
Pereira explained they will be closing at midnight and opening at 5:00 AM.
Ms. Pereira discussed the condition that was added regarding temporary signage and
window signs. Mr. Loftis asked if staff was satisfied with the proposed inlays in the back
of the building. Ms. Pereira said they would continue to work with the applicant, but felt
the inlays were the best option. Mr. Loftis questioned if staff was comfortable moving
forward since the applicant was missing the photometric plan. Ms. Pereira did not feel
the photometric plan was a concern because the applicant is fully aware of what is
required, and a zoning permit would not be released until that plan has been approved.
She explained the back lot is not going to have any lights on it, and the closest house is
270 feet away so she did not anticipate any issues. Mr. Loftis questioned where the
digital sign on the canopy would be located. Ms. Pereira explained it would be on the
east and west sides only.
Mr. Geddis discussed a photo of one of their gas stations. Mr. Loftis asked if they would
have advisements on the pumps. Mr. Geddis explained it is determined by the brand
and is dictated by Marathon. He said there is a volume control on them. Mr. Loftis asked
for some clarity on the condition. Ms. Pereira explained they would not be able to do the
audio advertisement, but could have the screens.
Mr. Hight asked if staff had any concerns with congestion in the neighborhood or going
in and out of the gas station. Ms. Pereira believed the people that would go through the
neighborhood are those that live in the neighborhood that are visiting the gas station.
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Mr. Hight asked about security concerns. Ms. Pereira said they have not had any issues
with gas stations within the City of Beavercreek.
Mr. Self asked if the ground sign was located far enough back that it would not be a
line-of-sight issue. Ms. Pereira stated if there were concern, the Engineering
Department would review the location to confirm there is not a line-of-sight issue. Mr.
Self asked about the list of permitted uses for the building that would be rented out. Ms.
Pereira said she did not limit any of the uses because the property is zoned B-2. Mr.
Self asked what the drive-thru would be used for. Mr. Geddis explained it is typically
referred to as a drive-up and normally what goes out is small items. He said it normally
benefits the elderly people and families with children because they do not have to get
out of their vehicles. Mr. Self thought it would help to have a row of bushes on the
southern end of the pond that is similar to what is on the north side of the pond.
Mr. Loftis asked if the applicant was ok with additional landscaping. Mr. Geddis stated
that was fine.
Mr. Loftis MOVED to amend #4 by adding a sentence stating, “An additional row of
bushes, that are the same type and caliber as the ones to the north of the detention
pond, shall be added along the southern edge of detention pond and shall be shown on
the final landscaping plan.” and to add Condition #21 stating “The piers that support the
canopy must be comprised of brick that matches the building from the base to the top.”.
Motion was seconded by Mr. Hight, and PASSED by a roll call vote of 3-0.
Mr. Loftis MOVED to approve PC 20-6 ASRA with 21 conditions as amended:
1.

The approved plans for this development shall be the plans stamped “Received
July 30, 2020”, except as modified herein.

2.

The approved building elevations shall be those plans stamped “Received July 1,
2020” except where modified herein.

3.

The approved building colors shall be similar to those depicted in the photographs
stamped “Received July 30, 2020”.
• The rear (north) elevation of the building shall incorporate lighter brick inlays to
mimic windows. Final approval of the north elevation shall be given by
Planning Department staff prior to the release of a zoning permit.
• The material within the dormers shall consist of either EIFS, HardiePlank, or
similar materials.

4.

A detailed landscape plan shall be reviewed and approved by the Planning
Department prior to the execution of the required Development Agreement and the
release of a zoning permit. An additional row of bushes, that are the same type and
caliber as the ones to the north of the detention pond, shall be added along the
southern edge of detention pond and shall be shown on the final landscaping plan.
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5. Prior to the issuance of a zoning permit, all structures including accessory buildings,
paved areas and the like shall be completely demolished and removed from the site.
A demolition permit shall be required from the City and County prior to any demo
work being performed.
6. All existing curb cuts and driveway aprons on Dayton-Xenia Road and N. Central
Drive shall be removed and replaced with new curb and gutter. This shall be shown
on the final construction drawing, to be reviewed and approved by the Engineering
Department prior to the release of the zoning permit.
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 Development Agreement must be signed by the owner and a bond or letter of
credit for the required site landscaping must be submitted prior to issuance of a
zoning permit for any portion of the project for the purpose, but not for the sole
purpose, of insuring the installation of landscaping. Said bond or letter of credit
must meet the requirements of the City’s landscaping and screening regulations.
9. All trash collection containers shall be screened from view and enclosed within a
permanent dumpster enclosure or completely kept within the building. Any
dumpster enclosures shall be constructed of materials to match the building, and
fitted with a closeable, lockable gate.
10. Debris and trash shall be routinely collected by the owner from the parking lot and
grounds of all areas of the project including the storm drainage facilities. The City
reserves the right to require more frequent collection, as necessary.
11. Gutters and downspouts shall be the same color as the abutting surface.
12. The façade shall not be painted or altered without the expressed approval of the
Planning Department and/or Planning Commission.
13. All Signage shall comply with the Zoning Code for B-2 district with the exception of
the ground sign. The final location and size of all signs shall be reviewed and
approved by the Planning Department prior to the issuance of any sign permits.
• Raceways shall be prohibited.
• No temporary signage shall be permitted.
• The ground sign shall be no larger than 36 square feet per side and no taller
than 6.1 feet and shall be constructed with a masonry base to match the
materials used to construct the building.
• Canopy signage as shown in the rendering stamped received “July 30, 2020”
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shall only be permitted on the east and west elevations of the canopy.
14. Prior to the issuance of a zoning permit, final cut sheet details and photometric
plans for lighting of the site shall be reviewed and approved by the Planning
Department.
• No pole shall be located in the paved area of the parking field.
• All lights shall be full cut off fixtures.
• Lights in the parking lot shall be reduced to no greater than 25 percent
illumination level within one hour of closing.
15. All concerns of the City Engineer, Fire Department, Sanitary Engineer and the
Planning Department shall be addressed and approved prior to the release of a
zoning permit for the building.
16. All roof top or ground mounted mechanical units shall be completely
screened from view from all directions with architectural features (roof forms or
parapets) or landscaping.
17. No outdoor speakers shall be permitted with the exception of speaker
communication between gas pumps and the cashier.
18. The outdoor display of goods or merchandise shall be prohibited with the
exception of an ice cooler and propane cage.
19. A certificate of use compliance shall be required prior to the occupancy of the
second tenant space. The issuance of the certificate shall be contingent on their
being adequate parking for the proposed use, as outlined in the City of
Beavercreek Zoning Code Off Street Parking.
20. A replat shall be required, combining the two properties and specifying a
detention easement over the detention pond area, prior to the release of a
zoning permit.
The piers that support the canopy must be comprised of brick that matches the building
from the base to the top.
Motion was seconded by Mr. Hight. Motion PASSED by a roll call vote of 3-0.
SUBDIVISIONS
S-20-5, Violette Plat
Ms. Pereira summarized the staff report dated July 28, 2020, on a request by Kyle
Bentley Bioletter, 1653 Stedman Lane, Beavercreek, OH 45432. The applicant is
requesting approval of a final subdivision for 2.2954 acres of land north of the
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intersection of Stedman Lane and Dayton-Xenia Road. Staff recommended approval of
the case with four conditions.
Mr. Self said the county is wrong on the plan. Mr. Pereira said it is a correction that
needs to be made.
Mr. Hight MOVED to approve S-20-5 with 4 conditions:
1. The approved record plan shall be the plan stamped “Received July1, 2020”.
2. Prior to release of the record plan for recording, the applicant shall provide a
digital format file of the subdivision in Autocad or .dxf format.
3. All concerns and comments of the Planning and Zoning Department, City
Engineer, Greene County Sanitary Engineer, and Greene County Auditor shall be
addressed and satisfied prior to release of the record plan for recording.
4. Park Fees shall be required to be paid prior to the release of the record plan for
recording.
Motion was seconded by Mr. Meyer. Motion PASSED by a roll call vote of 4-0.
S-20-6, Alpha School House Plat
Ms. Pereira summarized the staff report dated July 28, 2020, on a request by Mary Lou
Hopun, 889 Alpha Road, Beavercreek, OH 45434. The applicant is requesting approval
of a final subdivision for approximately 2.8 acres of land at the intersections of DaytonXenia Road, Alpha Road, and Whitey Marshall Drive. Staff recommended approval of
the case with four lots.
Mr. Loftis asked why they wanted to split this. Ms. Pereira said the applicant bought the
property as an investment and she wants to sell the property now. She explained staff
worked with her quite a bit of time to figure out a configuration that would work. Mr.
Loftis questioned why someone would want to buy something that is not buildable. Ms.
Pereira stated it is buildable.
Mr. Self asked if it was still zoned residential. Ms. Pereira said it was and the lots meet
the requirements.
Ms. Pereira believed the applicant does know it is not the most attractive lot for a buyer,
but she wanted to move forward and it meets all the requirements so there is no reason
for staff to recommend denial.
Mr. Loftis MOVED to approve S-20-6 with four conditions:
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1. The approved record plan shall be the plan stamped “Received July 14, 2020”.
2. Prior to release of the record plan for recording, the applicant shall provide a
digital format file of the subdivision in Autocad or .dxf format.
3. All concerns and comments of the Planning and Zoning Department, City
Engineer, Greene County Sanitary Engineer, and Greene County Auditor shall be
addressed and satisfied prior to release of the record plan for recording.
4. Park fees shall be required to be paid prior to the release of the record plan.
Motion was seconded by Mr. Hight. Motion PASSED by a roll call vote of 4-0.
S-20-7, WesBanco Subdivision
Ms. Pereira summarized the staff report dated July 28, 2020, on a request by Tom
Frost, Wesney Construction, 791 Science Blvd., Gahanna, OH 43230. The applicant is
requesting approval of a final subdivision for 1.298 acres of land at 1242 North Fairfield
Road, currently under construction for the recently approved WesBanco Bank. Staff
recommended approval of the case with three conditions.
Mr. Self asked if that easement goes from the northern property line to the southern
property line. Ms. Pereria said that was correct.
Mr. Hight MOVED to approve S-20-7 with three conditions:
1. The approved record plan shall be the plan stamped “Received July 2, 2020”.
2. Prior to release of the record plan for recording, the applicant shall provide a
digital format file of the subdivision in Autocad or .dxf format.
3. All concerns and comments of the Planning and Zoning Department, City
Engineer, Greene County Sanitary Engineer, and Greene County Auditor shall be
addressed and satisfied prior to release of the record plan for recording.
Motion was seconded by Mr. Meyer. Motion PASSED by a roll call vote of 4-0.
DISCUSSION ITEMS
Land Use Plan Amendment- BCGolf Limited Partnership
Mr. McHugh recused himself from this discussion.
Mr. Burkett said this is a proposal to amendment to the Land Use Plan. He stated the
Commission recently heard a case for the Land Use Plan update, and staff is
anticipating Council will approve the second reading of it at their next regular meeting.
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Mr. Burkett discussed the location of the property, and explained what the property is
currently designated as on the Land Use Plan. He discussed how a Land Use Plan
Amendment is handled and the process. Mr. Burkett stated staff would recommend
moving forward with the Land Use Plan amendment request.
Mr. Cosler said what is driving the interest in getting the overall density changed is they
would like to move more units to the northern area and then leave more of the woods
and buffer area to the south. He stated they are trying to keep things away from the
single-family housing. Mr. Cosler explained there has been more of a desire for rental
units, and a market study was done that showed there was a demand for these type of
units in the area.
Mr. Loftis asked if these would be condos or apartments. Mr. Cosler said it would be
apartments, but the market did show there is a desire for a rent to own type situation
also. Mr. Loftis questioned if they would ever consider dividing this into two separate
areas so the single-family would be protected. Mr. Cosler explained there is 100-foot
electric easement to the east, but there were going to try to keep the units as close to
the east as possible in the lower section. Mr. Burkett explained this is just to see if there
is an interest in potential in doing a Land Use Plan amendment. He stated if this was
reviewed and approved, they would have to rezone the property and that is the stage
where the buffers and setbacks would be established.
Mr. Self stated the street in the southern portion of the abutting parcel is stubbed
currently. He said if this would move forward that street would need to be closed off so it
did not go from single-family to multi-family.
Planning Commission agreed to move forward with the Land Use Plan Amendment.
Bent Creek Woods Architectural Approval
Ms. Pereira referred to an aerial map that showed the area of Bent Creek Woods, and
said 60 single-family lots were approved there. She explained when the project was
approved in April 2005, there was a condition placed on that approval that required that
any builder other than J&E, which was the original builder who came in to develop the
entire property, would need to get their elevations approved by Planning Commission.
Ms. Pereira said J&E is no longer building homes within the development, so JMD who
owns the property is selling the lots individually. She stated because of this the
Commission most likely is going to have to approve each builder for the remaining 55
lots. Ms. Pereira explained a permit was submitted to the office a couple days ago for
Lot #73. R.M. Clemens was the applicant, and they will be building the home. She
showed the Commission the types of homes and materials that were approved originally
and then the elevations that were included with the permit and a couple of examples of
the type of work Mr. Clemens does. Ms. Pereira explained this builder has done a few
developments in the City, and staff does feel like what they are proposing is similar to
what was intended for this site.
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Mr. Loftis asked if they could repeal the condition so they don’t have to continue to keep
doing this. Mr. McHugh wanted to look into it to see if it could be modified.
The Commissioners agreed staff could move forward and approve the permit, so the
builder could construct the home.
ADJOURNMENT
Mr. Loftis MOVED adjournment at 7:43 p.m., seconded by Mr. Hight. Motion PASSED
by majority voice vote.
_______________________
Melissa Gillaugh
Deputy Clerk

11

