
 

 

 

Planning Commission Staff Report 
August 9, 2021 

Case #21-804 

 
 

Meeting Date:  

August 9, 2021 

 

Existing Conditions, City of Hudson GIS 

Location:   

231 Seasons Road  

Parcel Number 

3000016, 3100058, 3009880  

Request:  

Site Plan Application -Tree 

Clearing Authorization and 

Preliminary Site Plan Review 

Applicant:  

Robert Howell, Thorson Baker and 

Associates 

Property Owner:  

City of Hudson  

Zoning:   

D8-Industrial/Business Park  

Case Manager:    

Nick Sugar 

Staff Recommendation 

Approval subject to conditions on 

page four.   

Contents Project Background: 

 The proposed development includes three (3) parcels within the City of 

Hudson, totaling approximately thirty-three (33) acres in area and three 

(3) parcels within Boston Township, totaling approximately eighteen 

(18) acres in area. Therefore, the total development site would 

encompass fifty-one (51) acres.  The scope of work includes tree clearing 

in anticipation for an approximate 75,000 sq. ft. medical clinic for 

Western Reserve Hospital with associated parking and detention pond.  

As the current application is limited to tree clearing, the Planning 

Commission would review a separate application for the proposed site 

improvements.   Staff notes the following review includes preliminary 

comments for these site improvements.      

 

Adjacent Development:  

The site is adjacent to undeveloped land to the north, east and west and 

industrial development to the south.   

 

• General Site Plan, 7.12.21 

• Site Clearing Plan, 7.12.21 

• Wetland Delineation 8.3.21 

• Asst. City Engineer Review 

dated 8.2.21 

• Site Photos, 7.30.21 
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District Standards (Section 1205) 

� Property Standards The proposed building and site improvements meet applicable dimensional 

standards.   

� Pedestrian Amenities Pedestrian circulation will be reviewed as part of the site plan application.  

Staff notes appropriate accommodations to review will include an eight-foot 

path along Seasons Road, a sidewalk connecting Seasons Road to the public 

entrance, and consideration of a bus shelter.    

Use Standards (Section 1206) 

� Use The proposed use would provide outpatient medical services and is 

classified as a medical clinic within the Land Development Code.  Medical 

Clinics are a permitted use in D8 – Industrial/Business Park     

 

Site Plan Standards (Section 1207) 

� Tree and Vegetation 

Protection 

 

 

 

Tree clearing is proposed in the area 

shown in Figure 1.  Staff notes the 

site activities are concentrated near 

the Seasons Road frontage with the 

majority of the site acreage 

remaining undisturbed.  The area 

within the clearing limits contains 

mixed maple/ash/oak hardwoods 

with a general caliper size  from 6-12 

inches with intermittent mature trees 

of 20+inches.       

 

Staff notes: 

• the limits of disturbance at the east property line should be setback 10 

feet from the property line to preserve mature maple and oak trees on the 

adjacent property near the shared boundary.   

• The applicant must establish the limits of disturbance in the field prior to 

commencement of site activities area with silt fencing and/or 

polypropylene fencing.  

• the proposed clearing has been submitted to the Summit Soil and Water 

Conservation District for review as part of the required Stormwater 

Pollution Plan (SWPPP) review process. 

• The applicant must obtain approval from Boston Township for the 

proposed limited site activities within the township.        

 

� Wetland Staff notes the site contains significant Category II and III wetlands along 

the street frontage and within the western portions of the site.  The building 

and parking have been proposed in the upland central portion of the site; 

however, a total impact of 0.496 acres of Category II wetlands is proposed.  

The LDC requires a 100 foot setback from the boundary of Category II and 

III wetlands to all buildings, accessory structures, and paved areas.   

 

Fig. 1 Limits of Disturbance 
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The wetland consultant from Thorson Baker Associates notes the tree 

clearing activities will not require approval from the Army Corp of 

Engineers; however, such would be required as part of the upcoming site 

plan application.   

 

Staff notes the proposed impacts to the Category II wetlands and their 

associated setbacks will require Planning Commission to consider a 

modification upon finding the standards of Section 1207.18(b)(6)(E)(ii)(b) 

of the Land Development Code have been met.  This modification will be 

formally reviewed as part of the site plan application.     

 

� Parking The application has proposed two hundred ninety-seven (297) spaces with 

and additional one hundred twelve (112) spaces identified as future 

landbanked parking, for a total of four hundred nine (409) spaces.   

 

The Land Development Code references: 

Medical Clinic (outpatient, multidiscipline facility): one space for each one 

hundred (100) square feet of floor area - 750 spaces  

Office (dentist, doctor, out-patient medical lab):   one space per 250-400 sq 

ft of floor area for office use - 187-300 spaces – 

Parking Generation Manual (medical office) 5.5 spaces per one thousand 

(1,000) square feet of GFA - 412 spaces.   

 

Staff notes the proposed 409 spaces is in general compliance with both the 

office category of the LDC and the Parking Generation Manual.  As part of 

the site plan application, the applicant should submit a letter indicating how 

their proposal will meet required need as part of the site plan application.     

 
      

� Transportation/Circulation 

Linkage 

Staff notes the site layout plan depicts the drive aligning with Gray Lane, a 

future street under construction in the City of Stow.  A trip generation study 

and possible traffic impact study will be reviewed as part of the site plan 

application.    

 

City Departments: 

� Engineering Assistant City Engineer Nate Wonsick has submitted a review letter dated 

July 30, 2020.  Mr. Wonsick notes approval by SSWCD, Ohio EPA, and 

Army Corps of Engineers (if applicable) would be required prior to the 

issuance of a permit for tree clearing.    Mr. Wonsick also notes the permitted 

timeframe for tree clearing pursuant to Indiana and Northern Long-Eared 

Bat requirements.   

� Fire Department Fire Marshal Shawn Kasson has no comments regarding the proposed tree 

clearing.   
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Findings: 

The staff finds that the application is in substantial compliance with the land disturbance review contained in 

Section 1204.04.  

 

Required PC Action  

The PC shall consider the development application, the staff report, and then take final action.  PC shall 

approve, approve with conditions, or deny the application based on its compliance with the appropriate review 

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

of the Code.   

 

 

Recommendation  

Approve the application for the proposed tree clearing for an anticipated medical clinic at 231 Seasons Road 

per Case 2021-804, according to plans received July 12, 2021 subject to the following conditions: 

 

1. Applicant shall submit documentation verifying the proposed tree clearing will be in accordance with 

Summit Soil and Water Conservation District (SSWCD) and the Army Corp of Engineers. 

2. Adjust the tree clearing limits to maintain a 10-foot setback to the east to aid in the preservation of trees 

on the adjacent property.       

3. The comments of Assistant City Engineer, Nate Wonsick regarding tree clearing must be addressed per 

the August 2, 2021 correspondence. 

4. The applicant shall install silt fencing and/or polypropylene fencing to mark and protect the approved 

clearing limits, which shall be maintained by the applicant.  Satisfaction of the above conditions prior to 

scheduling of a preconstruction meeting with City Officials and no clearing or construction of any kind 

shall commence prior to the issuance of a Zoning Certificate. 
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1 

Background Information 
Name: Todd Crandall 

Date: April 18, 2012 

Affiliation: Davey Resource Group 

Address: 3728 Fishcreek Road, Stow, Ohio 44224 

Phone Number: 330-673-5685, ext. 8033 

E-Mail Address: Todd.crandall@davey.com 

Name of Wetland: Wetland B (large portion) 

Vegetation Communit(ies): Forested, scrub/shrub, emergent, open water 

HGM Class(es): Depression, riverine headwater 

Location of Wetland: Include map, address, north arrow, landmarks, distances, roads, etc. 

See Water Resources Delineation Report 

Lat/Long or UTM Coordinate: 41.2049, 81.4912 

USGS Quad Name: Hudson 

County: Summit 

Township: Boston, Hudson 

Section and Subsection: n/a 

Hydrologic Unit Code: 04110002 

Site Visit: April 16, 2012 

National Wetland Inventory Map: See Water Resources Delineation Report 

Ohio Wetland Inventory Map: n/a 

Soil Survey: See Water Resources Delineation Report 

Delineation Report/Map: See Water Resources Delineation Report 

 



2 

Name of Wetland: Wetland B (large portion) 

Wetland Size (acres, hectacres)  10  acres 

Sketch: Include north arrow, relationship with other surface waters, vegetation zones, etc. 
See Water Resources Delineation Report 

Comments, Narrative Discussion, Justification of Category Changes: 
 

Final Score: 66.5 Category: 3 

snowdeng
Typewritten Text
See attached scoring boundary description and justification.
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Background Information 
Name: Todd Crandall 

Date: April 18, 2012 

Affiliation: Davey Resource Group 

Address: 3728 Fishcreek Road, Stow, Ohio 44224 

Phone Number: 330-673-5685, ext. 8033 

E-Mail Address: Todd.crandall@davey.com 

Name of Wetland: Wetland B1

Vegetation Communit(ies): Forested, scrub/shrub 

HGM Class(es): Depression 

Location of Wetland: Include map, address, north arrow, landmarks, distances, roads, etc. 

See Water Resources Delineation Report 

Lat/Long or UTM Coordinate: 41.2049, 81.4912 

USGS Quad Name: Hudson 

County: Summit 

Township: Boston, Hudson 

Section and Subsection: n/a 

Hydrologic Unit Code: 04110002 

Site Visit: April 16, 2012 

National Wetland Inventory Map: See Water Resources Delineation Report 

Ohio Wetland Inventory Map: n/a 

Soil Survey: See Water Resources Delineation Report 

Delineation Report/Map: See Water Resources Delineation Report 
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Name of Wetland: Wetland B1 

Wetland Size (acres, hectacres) 2.948 acres 

Sketch: Include north arrow, relationship with other surface waters, vegetation zones, etc. 
See Water Resources Delineation Report 

Comments, Narrative Discussion, Justification of Category Changes: 
 

Final Score: 50.5 Category: 2 

snowdeng
Typewritten Text
See attached scoring boundary description and justification.
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Background Information 
Name: Todd Crandall 

Date: April 18, 2012 

Affiliation: Davey Resource Group 

Address: 3728 Fishcreek Road, Stow, Ohio 44224 

Phone Number: 330-673-5685, ext. 8033 

E-Mail Address: Todd.crandall@davey.com 

Name of Wetland: Wetland B2

Vegetation Communit(ies): Forested, emergent 

HGM Class(es): Depression 

Location of Wetland: Include map, address, north arrow, landmarks, distances, roads, etc. 

See Water Resources Delineation Report 

Lat/Long or UTM Coordinate: 41.2049, 81.4912 

USGS Quad Name: Hudson 

County: Summit 

Township: Boston, Hudson 

Section and Subsection: n/a 

Hydrologic Unit Code: 04110002 

Site Visit: April 16, 2012 

National Wetland Inventory Map: See Water Resources Delineation Report 

Ohio Wetland Inventory Map: n/a 

Soil Survey: See Water Resources Delineation Report 

Delineation Report/Map: See Water Resources Delineation Report 
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Name of Wetland: Wetland B2

Wetland Size (acres, hectacres) 1.123 acre 

Sketch: Include north arrow, relationship with other surface waters, vegetation zones, etc. 
See Water Resources Delineation Report 

Comments, Narrative Discussion, Justification of Category Changes: 
 

Final Score: 51.5 Category: 2 

snowdeng
Typewritten Text
See attached scoring boundary description and justification.
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Background Information 
Name: Todd Crandall 

Date: April 18, 2012 

Affiliation: Davey Resource Group 

Address: 3728 Fishcreek Road, Stow, Ohio 44224 

Phone Number: 330-673-5685, ext. 8033 

E-Mail Address: Todd.crandall@davey.com 

Name of Wetland: Wetland C 

Vegetation Communit(ies): Forested 

HGM Class(es): Depression 

Location of Wetland: Include map, address, north arrow, landmarks, distances, roads, etc. 

See Water Resources Delineation Report 

Lat/Long or UTM Coordinate: 41.2053, 81.4912 

USGS Quad Name: Hudson 

County: Summit 

Township: Boston, Hudson 

Section and Subsection: n/a 

Hydrologic Unit Code: 04110002 

Site Visit: April 16, 2012 

National Wetland Inventory Map: See Water Resources Delineation Report 

Ohio Wetland Inventory Map: n/a 

Soil Survey: See Water Resources Delineation Report 

Delineation Report/Map: See Water Resources Delineation Report 
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Name of Wetland: Wetland C 

Wetland Size (acres, hectacres) 0.038 acre 

Sketch: Include north arrow, relationship with other surface waters, vegetation zones, etc. 
See Water Resources Delineation Report 

Comments, Narrative Discussion, Justification of Category Changes: 
 

Final Score: 49 Category: 2 



  

    

ENGINEERING ● 1140 Terex Road ● Hudson, Ohio 44236 ● (330) 342-1770 

 

 

  

 

 

 
Date:  August 2, 2021 

 

To:  Nick Sugar, City Planner, Community Development  

 

From:  Nate Wonsick, P.E., Assistant City Engineer 

 

Re: Western Reserve Hospital Office Building (Tree Clearing and SWPPP Only) 

Engineering Review - Viewpoint #21-804 

   

The City of Hudson Engineering Department has reviewed the plans submitted and the comments are 

below.  Note:  The City of Hudson Engineering Standards (Engineering Standards) and Land Development Code 

(LDC) are available online at the City of Hudson Website www.hudson.oh.us under the Engineering Dept. and 

Community Development Department respectively.  The standards are also available in print for a fee.  Please 

contact our office (330-342-1770) if you would like a cost for the printed version. 
 

The City of Hudson Engineering Department has the following comments: 

   

Approvals that will be needed prior to the City of Hudson Engineering Acceptance include: 
1. Summit Soil and Water Conservation District 

2. Ohio EPA Notice of Intent.   

3. Approval from Boston Township for all work shown within Boston Township. 

4. US Army Corp. of Engineers for any wetland disturbed areas, if applicable. 

5. Submit documentation of approval of all the above. 

 

General Comments: 

6. The City will perform a complete and thorough review when the revised set of improvement 

plans and reports are submitted to the City at a future date and the City reserves the right to add to 

these comments as needed. 

7. Submit a current approved wetland delineation or a letter from a wetland biologist stating that 

they have visited the site and no wetlands exist on the project area. 

 

Overall plan comments: 

8. The tree clearing plans shall be a stand-alone set of plans with a title sheet and no other references 

to future development of the site.  The plans shall indicate the final site restoration including 

filling in all sediment traps to original grades after completing of the tree clearing operations.  

Sediment traps may be re-used if additional development plans are approved in the future for this 

site. 

9. Add the City of Hudson Engineering General Notes to the plans.  These notes are available on the 

internet at the City of Hudson website.  

10. Construction fencing shall be shown along all wetland setbacks. 

11. Add a note to the plans that “All tree clearing shall only occur between the dates of October 1 

through March 31 to avoid impacts to the Federally listed and protected Indiana Bat and Northern 

Long Eared Bat.  No trees shall be removed under this project from April 1 through September 

30.  For the purposes of this note a tree is defined as a live, dying, or dead woody plant, with a 

trunk three inches or greater in diameter at a height of 4.5 feet above the ground surface, and with 

a minimum height of 13 feet.” 

12. Show all temporary soil stockpiles on the plans, as applicable.  Add the following note regarding 

all temporary soil stockpiles: “Excess soil stockpiles that will not be used on the site must be 

removed within 48 hours.” 
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13. Submit an engineer’s estimate based on prevailing wages and 110% of the construction value in 

order to calculate the performance bond and permit fees.  This estimate shall include all erosion 

and sediment controls for the tree clearing. 

14. An inspection escrow will be needed at the final approval of the plans, prior to a pre-construction 

meeting.  This escrow account will be based on the R/W bond, meetings, etc. 

15. A pre-construction meeting shall be held prior to any construction with the City of Hudson and 

Summit Soil and water District. 

 

In addition to the above comments related to the tree clearing only plans, the following typical 

comments are provided based on the preliminary future full submittal of full detailed site 

development plans: 

 

Approvals that will be needed prior to the City of Hudson Engineering Acceptance include: 
16. Summit Soil and Water Conservation District 

17. Ohio EPA Notice of Intent.   

18. Summit County Building Standards shall review the building structures; fire lines; and any 

retaining walls proposed on the site.   

19. Summit County DSSS shall review and approve the sanitary sewer for this site.   

20. Ohio EPA may need to review the sanitary and water systems, if applicable. 

21. US Army Corp. of Engineers for any wetland disturbed areas, if applicable. 

22. Submit documentation of approval of all the above. 

 

General Comments: 

23. The designer shall check sight distances at the new intersection. 

24. A traffic trip generation report shall be provided for this site.  Note, a Traffic Impact Study or turn 

lane warrant analysis may be necessary following the trip generation report.  Note that a Traffic 

Impact Study is needed if trip generation is over 100 the turn lane warrant analysis is needed if 

trip generation is over 60.   

 

Overall plan comments: 

25. Add the City of Hudson Engineering General Notes to the plans.  These notes are available on the 

internet at the City of Hudson website.  

26. Provide a plan and profile view of all proposed storm and sanitary sewers. 

27. Construction fencing shall be shown along all wetland setbacks. 

28. The surface of all fire access lanes shall be engineered to provide a bearing weight of 60,000 

pounds.  Provide calculations to support this (example calculations are available upon request).  

Fire access shall be determined by the fire department.  

29. Show all temporary soil stockpiles on the plans, as applicable.  Add the following note regarding 

all temporary soil stockpiles: “Excess soil stockpiles that will not be used on the site must be 

removed within 48 hours.” 

30. Label all major cut and fill slopes (i.e. %, or 3:1, etc.)  Note that 3:1 is the max. allowable slope 

for site grading. 

31. Please include the pre and post impervious box on the first page of the plans per section 1.7 of the 

Engineering Standards. 

32. The commercial drive aprons shall be 8” MS concrete.  See Hudson Engineering Standards. 

Apron flares shall be per the City standards. 

33. All existing road repairs shall be repaired to Hudson Engineering Standard Section 7, Fig. 7.1.1. 

34. Submit an engineer’s estimate based on prevailing wages and 110% of the construction value in 

order to calculate the performance bond and permit fees.  This estimate shall include all work in 

the R/W, storm water retention basin work, and all erosion and sediment controls. 

35. An inspection escrow will be needed at the final approval of the plans, prior to a pre-construction 

meeting.  This escrow account will be based on the R/W bond, meetings, etc. 

36. A pre-construction meeting shall be held prior to any construction with the City of Hudson and 

Summit Soil and water District. 
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Water system comments: 

37. The water service connection shall be a live tap (tapping sleeve and valve) to the existing water 

main per City of Hudson standards. 

38. The water and gas service connections shall be bored under existing roads as needed.   

39. Label the proposed waterline size of pipe, type of pipe, including thrust-blocking, meg-a-lug 

restraint system, hydrants, and valves per the City of Hudson Water Standards. 

40. The proposed waterlines shall be tested and approved per the City of Hudson Standards. 

41. The domestic waterline and the fire line shall be separate and will need separate valves.  The 

domestic water main shall have an access easement to the City from the right of way to the main 

shut-off valve which shall be a 10’ wide perpetual access easement to the City.  

 

Storm Sewer/ Storm Water Management Comments: 

42. Per the City of Hudson Engineering Standards Section 5 - The storm water runoff shall be 

designed for the 25-year post-developed storm to be detained to the 1-year pre-developed storm 

for this site, due to the flooding in the downstream areas adjacent to this site, per the City. 

43. The designer shall also complete a downstream analysis per section 5.5 of the Engineering 

Standards to ensure no adverse impacts downstream of the proposed development. 

44. Storm Sewer calculations and storm sewer drainage area maps need to be submitted. 

45. Show that the 100-year design storm reaches all storm water management BMP’s via the storm 

sewers or an overland flow path.  If overland, show the 100-year overland flow path on the 

drainage area maps. 

46. Review Section 5 of the Hudson Engineering Standards for the 100-year flood path requirements 

on the emergency spillways for the detention basins for this site and make any applicable 

changes, as needed.  Also, provide emergency spillways for all detention basins and ensure that 

they meet the requirements of Section 5. 

47. Provide details of all outlet structures and include top, front, right and left side views of the 

structures.   

48. A professional engineer shall stamp and sign the storm water management plans and calculations. 

49. A City of Hudson Long Term Maintenance Agreement must be signed for the storm water 

management SCD’s.   

50. All storm sewer pipes from an outlet structure to a City sewer (or open discharge point) shall 

meet City of Hudson standards for pipe material per City Engineering standards section 4.1.A. 

51. A 30’ wide access easement to the City of Hudson shall granted to each stormwater basin and 

shall also be 30’ past the 100-year water surface of each basin.  Show the limits of this easement 

on the improvement plans.  This easement shall be recorded prior to completion of construction  

and acceptance of the improvements. 

 

Please resubmit the tree clearing plans further review.  

 

If you have any questions, please contact our office. 

 

Sincerely, 

 

 

 

Nate Wonsick, P.E. 

Assistant City Engineer 
 

C: File. 
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