
 

COMMUNITY DEVELOPMENT ● 115 Executive Parkway, Suite 400 ● Hudson, Ohio 44236 ● (330) 342-1790 
 
 

DATE: 

 

January 9, 2019 

 

TO: City of Hudson Planning Commission 

Meeting Date of January 14, 2019  

 

FROM: Kris McMaster, City Planner 

Greg Hannan, Community Development Director  

 

SUBJECT: Final Plat and Site Improvement Plans for Reserve at River Oaks Phase IV 

Open Space Conservation Subdivision 

 

ZONING: District 3:  Outer Village Residential Neighborhood 

 

PC Case No: 2018-5461 

 

Project Introduction   

Pulte Homes of Ohio, LLC has applied for the Final Plat and Improvement Plans for The 

Reserve at River Oaks Phase IV for 52 sublots lots.  The Revised Preliminary Plat including 

updated Public Open Space dedication was approved on December 10, 2018.  

 

The following information is attached to this report. 

1. The Reserve at River Oaks Subdivision Phase 4, pages 1-4 received December 17, 2018 

from Donald G. Bohning & Associates, Inc. 

2. The Reserve at River Oaks Subdivision Phase 4 Improvement Plans pages 1-3 and 32-33, 

received December 17, 2018 from Donald G. Bohning & Associates, Inc. 

3. Davey Resource Group, Water Resources Evaluations for River Oaks Subdivision, Phase 

4, Dated December 18, 2018. 

4. Engineering Department review comments, prepared by City Engineer, Brad Kosco dated 

January 3, 2019. 

5. Planning Commission Draft Decision dated December 10, 2018. 
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A summary of the applicable Planning Commission cases for the Reserve at River Oaks 

subdivision since the project was resumed in 2013 is listed below: 

Case# Meeting Date Action 

2013-19 September 9, 2013 Preliminary Plan approval for 144 unit, 353 acres 

2013-24 December 9, 2013 Site plan approval for tree clearing activities  

2013-23 March 10, 2014 Map amendment (request not approved)  

2014-01 March 10, 2014 Compatibility review for subject parcel  

2014-05 April 14, 2014 Final Plat and Plans for Phase I - 47 sublots 

2014-14 August 11, 2014 Map amendment (request approved 10/1/14) 

2015-01 January 26, 2015 
Preliminary Plan approval for an additional 88 sublots for 

a total subdivision of 236 sublots. 

2015-02 January 26, 2015  Site Plan approval from tree clearing activities  

2015-10 May 11, 2015 
Final Plat and plans for Phase II 

(recorded September 11, 2015) 

2016-17 July 7, 2016 Grading approval for future phases 

2018-

2628 
January 8, 2018 

Final Plat and plans for Phase III 

(recorded on May 18, 2018) 

2018-

5349 
December 10, 2018 

Revised Preliminary Subdivision Plan approval for Phase 

I-V and Preliminary Plan approval for an additional 52 

sublots for Phase IV. 

 

Adjacent Development: 

Across Boston Mills Road to the north is commercial office development within District 6.  

Hudson Crossing commercial/industrial development within District 6 is immediately south of 

the subject parcel.  The Village of Boston Heights abuts most of the western boundary of the 

subdivision.  The abutting village zoning is large lot residential along Boston Mills Road, general 

business abutting the central portion of the development, and light industrial abutting the 

southern portion.   

 

Phase IV Final Plat and Improvement Plans 

 

Chapter 1205 – District Regulations 

 

Lot Dimensional and Setback Standards: The proposed sublots are in compliance with applicable 

lot dimensional and setback standards. Staff notes orientation of the principal structure shall be 

parallel to the street or perpendicular to a radius of the curve of the street extended through the 

approximate center of the main mass, if street is curved.   
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Section 1207 Zoning Development and Site Plan Standards 

 

Tree and Vegetation Protection:  The limits of disturbance have been delineated on the plans.  

Tree clearing within the limits of disturbance was previously approved for this area per PC Case 

#2015-02 and has been completed.    

 

Wetland/Stream Corridor Protection:  The subject parcel contains significant wetland areas as 

well as a 100-foot width riparian corridor located within the interior of the wetland areas.  No 

disturbances are proposed to the existing wetland, riparian corridors, or their setbacks. Staff 

notes sublots 168 and 169 encroaches into these properties and should require the applicant to 

advise the future property owner of the required setbacks. 

 

As part of the Preliminary Plan review (2015-01) the applicant submitted documentation related 

to U.S. Army Corp of Engineers (ACOE) permit 98-5120009 and 2001-01833, issued to Duke 

Realty for wetland and stream disturbances within the subject property and Hudson Crossing 

Industrial Park to the south.  The associated stream and wetland disturbances authorized under 

the ACOE permits were completed between 2003 and 2005.  The submitted documentation 

indicates the applicant completed the applicable disturbances and mitigation work within the 

requirements of the ACOE.   

 

The applicant has submitted comments regarding the Water Resources Evaluation-River Oaks 

Subdivision, Phase 4 Boston Mills Road, Hudson, Summit County, Ohio from Davey Resource 

Group dated December 18, 2018 indicating that “the project site consists of previously disturbed 

upland areas that were cleared and rough graded several years ago during initial construction of 

the residential subdivision.  The project was authorized by the U.S. Army Corps of Engineers 

under Section 404 of the Clean Water Act (Department of Army Np. 2000-02403).  No regulated 

aquatic resources are present within the footprint of Phase IV of the River Oaks site.  Attached 

letter has been submitted for your reference.      

 

Landscaping/Buffering:  Bufferyard C, a minimum width of fifteen (15) feet is required adjacent 

to single family residential. Landscaping plans are required to be submitted to indicate 

Bufferyard C is being met with existing landscaping or new landscaping for sublots 160-163.  

 

Open Space:  The applicant received approval from Planning Commission on December 10, 

2018 to revise the public open space requirement to relocate the location of the pedestrian path 

and water main link that connected Phase IV to Phase V.   After the detailed review of the 

wetland conditions with respect with the feasibility to install the path and watermain line it was 

determined that the installation of the path and water main and future maintenance was not 

advisable.  Pulte Homes received approval to submit a payment in-lieu to allow the city to install 

as part of upcoming trail projects along Boston Mills Road and to revise the watermain to 

connect Hudson Industrial Parkway as part of the PC approved Decision. 

 

Required Public Open Space-The subdivision will include an eight-foot-wide pedestrian path 

from Boston Mills Road to Phase IV and will submit a payment of $625,610.94 in-lieu of 

completing the trail to the south due to the wetland conditions to allow the city to install as part 

of upcoming trail projects along Boston Mills Road and to revise the watermain to connect 
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Hudson Industrial Parkway.  Additionally, 70% (311 acres) of the subdivision is dedicated as a 

conservation easement.  This significant dedication along with the multi-purpose trail extension 

was previously determined to meet the public open space requirements.  

 

Perimeter Setbacks: Per Section 1207.06(e)(2)(C)(5) Perimeter Setbacks Buildings shall be 

setback at least one hundred (100) feet from the perimeter property line for the subdivision.  The 

applicant received BZBA approval on October 17, 2016 per Case No. 2013-15 for variances to 

the open space subdivision setbacks.  Proposed plan is acceptable. 

 

Sidewalk and Pathway Requirements:  Sidewalks have been appropriately depicted on both sides 

of the interior streets.  A multi-purpose path has been required through the eastern phases of the 

development and along the south side of Boston Mills Road frontage.  Staff notes the existing 8-

foot sidewalk in Phase II on Rosewood Trail connecting with Phase IV on Rosewood Drive 

transitions to a 5-foot-wide sidewalk.  Staff recommends the sidewalk width transition at a street 

intersection.  The applicant may replace the existing 8’ sidewalk on Rosewood Drive to Regal 

Woods Drive with a 5-foot sidewalk or install an 8-foot sidewalk to the corner of Rosewood 

Drive and Kingswood Drive.  

 

Traffic Impact:  At the request of the City Engineer, upon completion of the project and 

occupancy of 95% of homes, the developer will be required to verify the estimates of the Traffic 

Impact Study dated 12/28/2017 by TMS Engineers.  An updated traffic count will be required to 

verify traffic volumes identified in study.  

 

Storm Sewer Easement: Should be noted that there is a storm sewer easement to the city on 

Sublot 149 encroaching into the rear/side property lines.   

   

Special Development Standards:  The development contains an existing plugged gas well 

adjacent to sublots 159 and 160 requiring a 25’ setback radius within the subdivision easement. 

Proposed plan is acceptable. 

 

Engineering Comments:  City Engineer, Bradley Kosco has completed his review of the 

improvement plans and plat per his letter dated January 3, 2019. 

 

Fire Department Comments:  Fire inspector Shawn Kasson has completed a review and is 

satisfied with the submitted plans. 

 

Chapter 1208 – Subdivision Design and Improvement/Dedication Standards 

Improvement guarantees:  The subdivider and the city shall execute a Final Subdivision 

Improvement Agreement setting forth what improvements are to be installed and when.  A 

performance bond or other financial guarantee shall be posted by the applicant for the purpose of 

assuring the installation of such improvements at or before a time the agreement is executed. 

 

Additional Comments: 

Declaration of Restrictions:  The Developer has previously established the Declaration of 

Restriction for the Subdivision. 
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Findings: Section 1204.05(c) Final Subdivision Plat 

Staff finds that the application complies with applicable sections of the Land Development Code, 

except as discussed above and recommended below.  The subdivider has committed to execute a 

Final Subdivision Improvement Agreement and post the required bonds pursuant to Section 

1208.15(a).   

Required PC Action, Chapter 1203.10(d)(1)(B) 

The PC shall take final action on the Final Plat application by reviewing the application and all 

submitted plans and reports, and then either approving, approving with conditions, or denying 

the application based on its compliance with the standards summarized in this report. 

 

All decisions of the Commission shall be based on written findings of fact related to the relevant 

standards of the Code. 

 

Recommendation 

Approve the application for Case No. 2018-5461 for Final Plat and Improvement Plans for The 

Reserve at River Oaks Phase IV according to plans dated as received December 17, 2018 with 

the condition that the applicant must address the following:  

 

1. The Final Subdivision Improvement Agreement must be accepted and signed by the City and 

Developer. 

2. Revised the transition of the eight-foot path to a five-foot path to occur at a street 

intersection. 

3. Upon completion of the project and occupancy of 95% of homes, the developer will be 

required to verify the estimates of the Traffic Impact Study dated 12/28/2017 by TMS 

Engineers.  An updated traffic count will be required to verify traffic volumes identified in 

study. The review and acceptance of the study must be accepted by the City Engineer, 

Bradley Kosco. 

4. Landscaping plans are required to be submitted to indicate Bufferyard C is met with existing 

landscaping or new landscaping for sublots 160-163. 

5. Open Space dedication cash in-lieu of $625,610.94 approved per Case No. 2018-5349 shall 

be submitted prior to authorization to commence construction. 

3. A performance bond or other financial guarantee shall be posted by the applicant for the 

purpose of assuring the installation of improvements at or before a time the Final Subdivision 

Improvement Agreement is executed.   

4. No clearing or grading of any kind shall commence prior to the issuance of a zoning 

certificate.   
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Corporate Headquarters 

1500 North Mantua Street 

PO Box 5193 

Kent, Ohio 44240-5193 

330.673.5685 

Toll Free 1.800.828.8312 

Fax 330.673.0860 

 

December 18, 2018 

Brad Piroli, Vice President of Land Acquisition 

Pulte Homes of Ohio, LLC 

387 Medina Road, Suite 1700 

Medina, Ohio 44256 

 

RE: Water Resources Evaluation — River Oaks Subdivision, Phase 4, Boston Mills 

Road, Hudson, Summit County, Ohio 

 

Dear Mr. Piroli: 

As requested, Davey Resource Group, Inc. has evaluated Phase 4 of the River Oaks 

subdivision located south of Boston Mills Road in Hudson, Summit County, Ohio for the 

presence of potentially regulated aquatic resources. The study area was evaluated by Senior 

Biologist Greg Snowden in accordance with the procedures outlined in the Corps of Engineers 

Wetlands Delineation Manual (Environmental Laboratory 1987), the Regional Supplement to 

the Corps of Engineers Wetland Delineation Manual: Northcentral and Northeast Region 

(U.S. Army Corps of Engineers 2012), and associated regulations. 

The project site consists of previously disturbed upland areas that were cleared and 

rough graded several years ago during initial construction of the residential subdivision. The 

project was authorized by the U.S. Army Corps of Engineers under Section 404 of the Clean 

Water Act (Department of Army No. 2000-02403). No regulated aquatic resources are present 

within the footprint of Phase 4 of the River Oaks site. Several sediment traps identified on the 

project’s stormwater pollution prevention plan are located within the study area; however, per 

33 CFR 328.3(b)(6), these man-made features, which were constructed to convey, treat or 

store stormwater, are not Waters of the United States and are not regulated. Additionally, per 

33 CFR 328.3(b)(4)(v), water-filled depressions created in dry land incidental to construction 

activities are also categorically excluded from Waters of the United States and are not 

regulated. Historically delineated wetlands that were avoided as part of initial phases of the 

development remain in natural areas, outside Phase 4. The boundaries of these resources have 

been previously reviewed and past delineation mapping accurately reflects existing conditions 

in these portions of the property.  

If you have any questions regarding the content of this letter, please contact me at 800-

828-8312, extension 8008 or by email at greg.snowden@davey.com. Thank you for allowing 

us to assist you with this project. 

Sincerely, 

 

Greg Snowden, MS, PWS, Senior Biologist 

Natural Resource Consulting 





  

    

COMMUNITY DEVELOPMENT ● 115 Executive Parkway, Suite 400 ● Hudson, Ohio 44236 ● (330) 342-1790 

 

 

  

 

 

 

PLANNING COMMISSION 

 

CASE NO. 2018-5349 

REVISED PRELIMINARY SUBDIVISION PLAN APPROVAL FOR THE 

SINGLE-FAMILY RESIDENTIAL OPEN SPACE CONSERVATION SUBDIVISION, 

THE RESERVE AT RIVER OAKS PHASES I - V 

 

DECISION 

 

Based on the evidence and representations to the Commission by Mr. Brad Piroli, the applicant 

representing The Pulte Group, 387 Medina Road, Medina, Ohio, 44256 and City staff at a meeting 

of the Planning Commission held on December 10, 2018, the Planning Commission approves the 

Revised Preliminary Subdivision Plan approval, Case Number 2018 – 5349, for the single family 

residential open space conservation subdivision know as Reserve at River Oaks Phases I - V, 

according to plans dated as received November 2, 2018 with the condition that the applicant 
must address the following as part of the final plat and improvement plan submissions.   
 

1. Submit final subdivision plans for future phases. 
2. Verify the wetland documentation is still valid. 
3. Indicates how the existing widened 8-foot walkway will transition to a 5-foot 

sidewalk for Phase IV. 
4. Applicant to submit a cash amount of $625,610.94 as payment in lieu to comply with 

the required public open space and utility requirement.  City of Hudson will utilize 
the submitted funds to compete the utility installation and to apply the trail funds 
toward a larger trail development project along Boston Mills Road. 

 

 

 

Dated: December 10, 2018   CITY OF HUDSON 

      PLANNING COMMISSION 

 

 

 

      ___________________________________ 

      Robert S. Kagler, Chair 

 

 

 


