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

 
 

DATE: 
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TO: City of Hudson Planning Commission for June 13, 2016 Meeting 

 

FROM: Greg Hannan, City Planner 

Mark Richardson, Community Development Director  

 

SUBJECT: Final Subdivision Plat and Improvement Plans:  Lake Christine  Subdivision 

Single Family Residential Subdivision– Parcel #3004050 

 

ZONING: District 1:  Suburban Residential Neighborhood 

 

PC Case No: 2016-07 

 

 

 

Project Introduction 

LDA Builders has applied for Final Plat and Improvement Plan approval for the proposed Lake 

Christine single family residential subdivision.  The existing 11.25 acre parcel is proposed to be 

subdivided into eleven (11) sublots accessed via a single cul-de-sac street, three open space 

parcels totaling 2.75 acres, and a one acre residual lot containing the existing single family 

residential structure at 7738 Darrow Road.  The project was presented to the Planning 

Commission for Compatibility Review at the May 12, 2014 meeting and Preliminary Plan 

approval on February 8, 2016.  

 

 

A summary of the applicable board reviews for the subdivision are listed below: 

 

Step Board Date 

Compatibility Review Planning Commission Completed May 12, 2014 

Variance:  Street 

separation, lot width, 

and cul-de-sac length  

BZBA Approved July 17, 2014 

Variance:  

Wetland Setbacks 
BZBA Approved March 19, 2015 

Preliminary 

Subdivision  
Planning Commission  Approved February 8, 2016 

Final Plat and 

Improvement Plans 
Planning Commission  June 13, 2016 
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The following information is attached to this report. 

1. Preliminary review comments of the February 29, 2016 plan submittal, prepared by City 

Planner Greg Hannan, dated March 17, 2016. 

2. Memorandum from Asst City Engineer Brad Kosco, dated June 6, 2016.    

3. Preliminary Engineering review comments of the February 29, 2016 plan submittal, 

prepared by Asst City Engineer Brad Kosco, P.E., dated March 16, 2016. 

4. Review comments from Asst City Solicitor Aimee Lane.   

5. Planning Commission Decision and staff report without attachments for Planning 

Commission Case 2016-03 – Preliminary Subdivision Plan approval dated February 8, 

2016. 

6. U.S. Army Corp of Engineers approval letter for wetland disturbance dated May 7, 2015 

per Permit no. 2014-01190. 

7. Trip Generation Analysis dated February 29, 2016, prepared by TMS Engineers, Inc. 

8. Draft Final Subdivision Improvement Agreement.   

9. Final Plat, Improvement Plans, and Sight Distance Plan received May 23, 2016, prepared 

by Spagnuolo and Associates, LLC. 

 

Past Variance Approvals: The project has received variances from the Board of Zoning and 

Building Appeals (BZBA) on July 17, 2014 per case 2014-11 related to the following:       

1) 1205.04(d)(4)(A):  Lot width of residual residential lot at 7738 Darrow Road 

2) 1207.13(c)(2)(B):  Cul-de-sac length 

3) 1207.13(c)(5)(B): Separation of 400 ft for intersections along an arterial street. 

The project has received a variance from the (BZBA) on March 19, 2015 related to wetland 

setback requirements of Section 1207.03(c) for six areas per case 2015-09.    

 

 

Chapter 1205 – District Regulations 

 

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

lot dimensional and setback standards.    Staff does note however, that the concept layout for 

sublots 8 and 10 must be minimally adjusted to demonstrate compliance with the applicable 15 

foot sideyard setback requirement.   

 

Building Siting and Orientation:  Sublots 1-8 must be minimally revised to depict the conceptual 

house footrpints as parallel to the street or perpendicular to the radius of the curve of a street.    

 

Pedestrian pathways and linkages:  The plan proposes the sidewalk along Darrow Road from the 

proposed street south to Haymarket Way rather than along the full parcel frontage due to the 

presence of wetlands north of the proposed street.  Staff finds this proposal provides an 

appropriate connection and avoids wetland disturbances along Darrow Road.  Any extension of 

the sidewalk north of the proposed street would not be the developer’s responsibility.     
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Section 1207  Zoning Development and Site Plan Standards 

 

Tree and Vegetation Protection:   The Tree Commission reviewed the proposed clearing limits at 

their meeting of January 28, 2016 and provided a recommendation of approval for the proposed 

clearing.  At this time the applicant has not requested authorization to clear trees in advance of 

the full project construction.  Staff anticipates a single authorization would be released for the 

development allowing the contractors to proceed directly from tree clearing into the site 

development.   

 

Wetland/Stream Corridor Protection:  A variance was granted by the BZBA (2015-09) for 

wetland setbacks at six locations within the proposed development.  The applicant has also 

submitted a copy of a permit to fill 0.48 acres of wetland per US Army Corp of Engineers 

(ACOE) Permit #2014-01190.  The submitted plan is in compliance with the ACOE permit and 

the BZBA variance approval.  Prior to authorization to commence construction the applicant 

must demonstrate compliance with the applicable conditions of the ACOE permit.  Staff notes 

the ACOE permit includes restrictions on tree clearing from March 15-November 15
th

, the need 

to purchase wetland credits, and the need to record deed restrictions on all remaining wetlands 

prior to conducting work.     

 

Landscaping/Buffering:   

As the adjacent uses are single family residential, no bufferyard is applicable.  The applicant has 

submitted a landscape plan depicting the landscaping at the islands, entrance features, and 

gazebo to be located within Open Space Parcel #2.  The plan must be submitted with the street 

trees and the proposed bufferyard plantings along the western development boundary depicted.  

The applicant has also proposed to establish the limits of disturbance along the south boundary at 

a 10 foot setback.  While no landscaping is required at this location, the minor setback will aid 

the final grading work adjacent to the development boundary and provide some limited 

screening.         

 

Open Space:  The site is required to have a total of 0.64 acres of improved public park space or 

applicable funds in lieu of dedication may be received.  Parks Director Trent Wash has stated a 

request from the Parks Department to receive cash in lieu.  The applicant has stated the desire to 

contribute funds in lieu to meet the applicable requirement.  The amount of funds in lieu must be 

based on a per acre value determined by a recent appraisal of the subject property.        

 

The site is additionally required to provide 25% of the gross land area as private open space.  

The applicant has proposed three open space parcels which collectively comply with the 

applicable requirements.  The applicant has proposed Bufferyard C (25 ft, moderate) within 

Open Space Parcel #1, as requested in the preliminary plan approval.   

   

Oil/Gas Exploration:  The development contains an existing gas well and tank battery located 

along the western portion of the site.  The plans have labeled the appropriate installations and 

their applicable setbacks.   

 

Engineering Comments: Asst City Engineer Brad Kosco has provided a letter dated June 6, 2016.  

Mr. Kosco stated the layout of the development, traffic impact submittal, and the proposed 
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stormwater management system are acceptable.  A detailed review letter is presently being 

prepared related to final design details which need to be addressed prior to authorization for 

construction.  The Engineering Department has stated the plans are developed to a level that 

would allow Planning Commission approval of the final plat and improvement plans approval.      

 

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.   A 

draft Final Subdivision Improvement Agreement is attached.     

 

Assistant City Solicitor Comments: Aimee Lane, Assistant City Solicitor, has completed a 

review of the plat and forwarded the attached comments.  The comments relate to requested plat 

clarification regarding the various easements proposed and the need to submit the Declaration of 

Covenants and Restrictions.  

 

Findings: Section 1204.05(c) Final Subdivision Plat 

The staff finds that the application complies with the purposes and intent of the code and 

community plans, subdivision development and design standards,  regulations that minimize land 

disturbance and protect environmental features, and other applicable development regulations as 

specified in Section 1204.05(b) except as discussed above and recommended below. 

 

Required PC Action, Chapter 1203.10(d)(2)(A) 

The PC shall take final action on a final subdivision 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 Final Subdivision Plat and Improvement Plan approval for Case No. 

2016-07 for the Lake Christine Subdivision according to plans dated as received May 23, 2016 

subject to the following conditions: 

 

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

Developer.   

2. Revise the concept house layouts per the following:  

a. Sublots 8 and 10 must be adjusted to demonstrate compliance with the applicable 15 

foot side yard setback requirement.  

b. Sublots 1-8 must be adjusted to depict the concept house footprints as parallel to the 

street or perpendicular to the radius of the curve of a street.    

3. Prior to authorization to commence construction the applicant must demonstrate compliance 

with the applicable conditions of the ACOE permit. 
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4. Submit a revised landscape plan depicting the street tree and the proposed bufferyard 

plantings along the western development boundary.  The final landscape plan must be 

accepted by City Arborist Tom Munn and include applicable notes, specifications, details, 

and plant lists.   

5. Submit payment of the open space funds in lieu for the required 0.64 acres of public open 

space.  The amount must be based on a per acre value determined by a recent appraisal of the 

subject property. 

6. Plans are subject to the review and approval of the Engineering Department. 

7. Plans must be revised to address the comments of Asst Solicitor Aimee Lane as attached to 

the staff report.  

8. 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. 

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

certificate.   
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March 17, 2016 

 

John Carse 

Carse Real Estate Corp 

7339 Darrow Road 

Hudson, Ohio 44236 

 

Mr. Carse- 

 

Thank you for your submission of the Final Subdivision Improvement Plan and Final Plat for the 

Lake Christine Subdivision.  As previously discussed this request has been scheduled for the 

Planning Commission (PC) agenda on April 11, 2016.  In preparation for such, I am forwarding 

preliminary comments related to compliance with the Land Development Code (LDC).  Our goal 

is to provide you an opportunity to review the below comments and submit any additional or 

revised information by March 31, 2016.  We will revise the comments accordingly for the staff 

report scheduled to be issued on April 6, 2016.  Additionally I am available to meet and review 

the comments and the review process at your convenience.       

 

Submittal requirements: 

Please incorporate the following additional information on the plat: 

1. Easements associated with the gas wells and tank battery must be depicted. 

2. The applicable setback to the tank battery must be noted.  

3. The deed restrictions associated with the residual wetlands must be referenced.   

  

Please incorporate the following additional information on the improvement plans: 

1. Landscape plan must be incorporated.   

2. Exterior street lighting plan must be submitted 

3. Central mail box location, if required by the US Postal Service, must be depicted. 

4. Label the name of the proposed street. 

5. Depict the location of the gas well, tank battery, and service lines.   

 

Procedure for Approval of Subdivisions  

Subdivisions in the City of Hudson are approved in three stages:  

A. Compatibility review – completed by PC at the May 12, 2014 meeting. 

B. Preliminary subdivision plan – completed by PC at the February 8, 2016 meeting  

C. Final improvement plans and subdivision plat –submitted to PC for consideration at 

the April 11, 2016 meeting.   
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District Standards:  District 1:  Outer Village Residential Neighborhood 
 

Gross Land 

Area (sf) 

Wetland/ 

Floodplain 

(acres) 

Proposed 

Outlot 

Proposed 

R/W (sf) 

Net Land 

Area (sf) 

Density 

Allowable Proposed 

502,720 
48,000 

(estimated) 
43,624 44,052 

367,044 

(8.46 acre) 
16 11 

*Calculations assume cash in lieu of public open space dedication 

Open Space:  25% of the development shall be set aside as private open space 

 

Lot dimensional standards:  The proposed lot size, width, and frontage are acceptable.     

 

Setbacks:  Recommended Minimums:  50 ft front, 15ft side, 50 ft rear 

 

Building siting and orientation:  The standards will be finalized with each individual house 

proposal; however, the plans must depict concept garage orientation, driveway placement, and 

entry door locations to demonstrate it is possible to comply with the applicable standards.   

 

Pedestrian pathways and linkages 

1. Provisions shall be made for sidewalks, pathways, and bikeways. 

2. Sidewalks shall be provided on both sides of the proposed street and along the west 

side of Darrow Road.  The plan proposes the sidewalk along Darrow Road from the 

proposed street south to Haymarket Way rather than along the full parcel frontage due 

to the presence of wetlands north of the proposed street.  This alignment will be 

reviewed as part of the Planning Commission review.  Staff acknowledges this 

proposal provides an appropriate connection and avoids wetland disturbances along 

Darrow Road.  Any extension of the sidewalk north of the proposed street would not 

be the developer’s responsibility.     

 

Past Variance Approvals: The project has received variances from the Board of Zoning and 

Building Appeals (BZBA) on July 17, 2014 per case 2014-11 related to the following:       

1. 1205.04(d)(4)(A):  Lot width of residual residential lot at 7738 Darrow Road 

2. 1207.13(c)(2)(B):  Cul-de-sac length 

3. 1207.13(c)(5)(B): Separation of 400 ft for intersections along an arterial street. 

The project has received a variance from the (BZBA) on March 19, 2015 related to wetland 

setback requirements of Section 1207.03(c) for six areas per case 2015-09.   The variances 

approved expire within a year of approval unless substantial construction or activity has 

commenced.  Staff has determined approval of the preliminary subdivision plan is substantial 

action.   

 

Section 1207:  Zoning Development and Site Plan Standards 
 

Section1207.02 Tree Protection  

Revise the proposed limits of disturbance to address the following: 

1. Shift the proposed storm and sanitary lines ten feet north so the clearing limits can be 

established at the shared property line between 7591 and 7605 Berks Way.   
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2. Maintain a 25 foot set back for the clearing limits from the perimeter of the development 

except for the limited clearing required as the emergency overflow turns westward 

toward 7605 Berks Way.   

 

Section 1207.03 Wetland/Stream Corridor Protection  
The proposed improvement plans depict multiple wetland areas.  A variance was granted by the 

BZBA (2015-09) for wetland setbacks at six locations within the proposed development.  The 

applicant has also submitted a copy of a permit to fill 0.48 acres of wetland per US Army Corp 

of Engineers (ACOE) Permit #2014-01190.  The submitted plan is in compliance with the ACOE 

permit and the BZBA variance approval.  Prior to authorization to commence construction the 

applicant must demonstrate compliance with the applicable conditions of the ACOE permit.  

Staff notes the following related to the ACOE permit: 

1. Condition #3 and #4 indicate tree clearing activities are not permitted from March 15-

November 15
th

.   

2. Condition #5 references the need to purchase wetland credits prior to commencing 

work. 

3. Condition #6 states perpetual deed restrictions shall be in place on all remaining 

wetlands prior to conducting work.     

 

Section 1207.04  Landscaping/Buffering 

As the adjacent uses are single family residential no bufferyard is applicable.  The preliminary 

landscaping plan previously prepared must be incorporated into the improvement plan set.  Staff 

notes the previously submitted plan referenced mounding along Darrow Road and a gazebo with 

associated walkway; however, these improvements have not been depicted on the improvement 

plan.  Additionally Bufferyard C (25 ft, moderate) should be installed at all areas within Open 

Space Parcel 1 where  a 25 foot natural buffer cannot be maintained.              
  

Section 1207.05  Open Space 

 Ratio Required Area Required 

Community Parks 10 acres per 1,000 residents 0.34 ac. 

Passive Open Space 6 acres per 1,000 residents 0.20ac. 

Neighborhood parks 3 acres per 1,000 residents 0.10ac. 

 

The site is required to have a total of 0.64 acres of improved park space or applicable funds in 

lieu of dedication may be received at the discretion of the Planning Commission.  Parks Director 

Trent Wash has stated a request from the Parks Department to receive cash in lieu rather than 

dedication of land.  The applicant has formally stated the desired intent to contribute funds in 

lieu to meet the applicable requirement.     

 

Private Open Space – 25% of the gross land area is required and provided.  Existing vegetation 

within Open Space Parcel #1 should be preserved to the maximum extent possible.  Along the 

approximately 200 foot length of open space to the west of sublot 5 where the emergency 

overflow and storm line are proposed, preserve a 25 foot natural buffer or install Bufferyard C 

(25 ft, moderate).           
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Section 1207.13 Transportation/Circulation/Pedestrian Linkage 

A traffic trip generation report has been received and is under review by the Engineering 

Department.   

 

Cul De Sacs – The proposed turning radii are acceptable.       

 

Pedestrian and Bicycle Paths - Sidewalks have been appropriately depicted on both sides of the 

street.   

  

1207.19  Special Development Standards 

Oil/Gas Exploration and Drilling Uses:  No structure suitable for occupancy shall be erected 

within 100 feet of any unplugged oil and gas well head or within 200 feet of a tank battery. The 

plans must be revised to depict the tank battery and applicable setback, and the location of all 

sales and flow lines.   

 

 

Chapter 1208:  Subdivision Design and Improvement/Dedication Standards 
The submitted plan is in compliance with applicable standards of Section 1208.   

 

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.      

 

 

Department Comments 
 

Bruce Bee, Hudson Public Power: 

 Electrical distribution drawing and street light location plan have not been submitted.   

 

Shawn Kasson, Fire Marshall: 

 Correspondence under separate cover will be forwarded 

 

Brad Kosco, Asst. City Engineer 

Correspondence under separate cover will be forwarded 

 

 

Summary:  Please address the following items as part of a revised submittal: 

1. Incorporate the following additional information on the Plat: 

a. Easements associated with the gas wells and tank battery must be depicted. 

b. The applicable setback to the tank battery must be noted.  

c. The deed restrictions associated with the residual wetlands must be referenced.   

2. Please incorporate the following additional information on the improvement plans: 

a. Landscape plan.   

b. Exterior street lighting plan  

c. Central mail box location, if required by the US Postal Service, must be depicted. 

d. Label the name of the proposed street. 
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e. Depict the location of the gas well, tank battery, and service lines.   

f. Easements associated with the gas wells have not been noted. 

g. Depict concept garage orientation, driveway placement, and entry door locations to 

demonstrate it is possible to comply with the applicable standards.   

 

3.  Tree protection:  Please revise the following: 

a. Revise the proposed limits of disturbance to address the following: 

b. Shift the proposed storm and sanitary lines ten feet north so the clearing limits can be 

established at the shared property line between 7591 and 7605 Berks Way.   

c. Maintain a 25 foot setback for the clearing limits from the perimeter of the 

development except for the limited clearing required as the emergency overflow turns 

westward toward 7605 Berks Way.  

4. Prior to release of a zoning certificate, submit the required cash in lieu funds (to be 

determined by the City of Hudson) to comply with the applicable open space dedication 

requirements. 

5. Prior to authorization to commence demonstrate compliance with the applicable conditions 

of the ACOE permit: 

a. Condition #3 and #4 indicate tree clearing activities are not permitted from March 15-

November 15th.   

b. Condition #5 references the need to purchase wetland credits prior to commencing 

work. 

c. Condition #6 states perpetual deed restrictions shall be in place on all remaining 

wetlands prior to conducting work.     

6. Landscaping: 

a. The previously submitted preliminary landscaping plan must be incorporated into the 

improvement plan set.   

b. The landscape plan mounding along Darrow Road and gazebo with associated 

walkway must be depicted on the improvement plans. 

c. Install Bufferyard C (25 ft, moderate) at all areas within Open Space Parcel 1 where a 

25 foot natural buffer can not be maintained.              
7. The site is required to have a total of 0.64 acres of improved park space or applicable funds 

in lieu of dedication may be received at the discretion of the Planning Commission.  

 

 

Thank you for the significant investment in the community and please contact me for any 

assistance I can provide. 

 

Sincerely, 

 

Gregory P. Hannan, AICP 

City Planner   

 

CC: Mark Richardson, Community Development Director 

 Thom Sheridan, City Engineer 

Brad Kosco, Asst City Engineer 

 Shawn Kasson, Fire Inspector 
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Request for Comments – Aimee Lane 

Lake Christine Subdivision – Final Plat/Improvement Plans 

 

1. HOA/Declaration - The Developer will need to create an HOA and prepare a Declaration 

of Covenants and Restrictions (and possibly Easements) to be recorded with Summit 

County to address maintenance of common areas – open space/storm water management 

facilities.  Additionally, language similar to the following should be added to Sheet 1 of 

the Final Plat: 

 

RESTRICTIVE COVENANTS 

The “Lake Christine Declaration of Covenants and Restrictions” recorded for 

Lake Christine Subdivision apply to this Subdivision.  That document has been 

recorded with the Summit County Fiscal Officer’s Office and may be found in 

Reception Number __________of the Summit County Records. 

 

2. Sheet 2 - Who maintains the 20 ft. drainage easement on lots 5, 7-10?  I assume the 

individual lot owners, but the maintenance obligation should be spelled out in the HOA 

Declaration so that if it is the lot owner, prospective buyers are on notice.  Additionally, 

language like the following should be added to Sheet 1 of the Final Plat (subject to 

change based on the language in the Declaration to ensure consistency): 

 

DRAINAGE EASEMENT MAINTENANCE 

The drainage easements on sublots 5, 7, 8, 9 and 10 are to be maintained by the 

individual lot owners.  The Homeowners Association reserves the right to assess 

the individual lot owners for any necessary maintenance and/or improvements 

that must be performed by the Homeowners Association. 

 

3. Sheet 2 – “Stormwater Management Easement”.  This easement should be clearly 

identified as an easement to the City (i.e., “Stormwater Management Easement to the 

City of Hudson” and further described on Sheet 1 of the Final Plat).  This easement 

should also be granted/described in the HOA Declaration or in a separate easement 

document with the typical language giving the City the right to inspect and maintain and 

assess its costs.  Additionally, language like the following should be added to Sheet 1 of 

the Final Plat: 

 

 STORMWATER MANAGEMENT EASEMENT 

LDA Land Group, LLC, owner of the land embraced by this plat, does hereby 

grant unto the City of Hudson a permanent, non-exclusive easement, in, under, 

over and across the stormwater management easement as shown hereon, including 

the right, but not the obligation, to enter onto the same for the maintenance, repair 

and operation of the stormwater management basin and related facilities located 

thereon to the extent necessary to keep them reasonably operational and to the 

extent that the Homeowners’ Association fails to do the same.  The stormwater 

management basin and related facilities [NOTE - revised to accurately reflect 

facilities] are to be privately owned and maintained by the Homeowners’ 

Association.  The City of Hudson has the right to assess the Homeowners’ 
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Association for maintenance that is not performed by the Homeowners’ 

Association.  

 

4. Sheet 2 – there is a 30 ft. storm sewer easement between lots 7 and 8.  If this is an 

easement to the City, it should be clearly identified as such (i.e., “Storm Sewer Easement 

to the City of Hudson”).  I assume it is through this 30 ft. easement that the City will be 

able to access the stormwater basin for inspection/maintenance.  Correct?   

 

If you/Thom think it is necessary, this easement could also be further described on Sheet 

1. 

 

5. Sheet 2 – the 25 ft. sanitary sewer easement should also clearly state who the easement is 

being granted to.  If you/Thom think it is necessary, this easement could also be further 

described on Sheet 1. 

 

6. Sheet 1 – Open Space – language similar to the following should be added to Sheet 1: 

 

OPEN SPACE AND DRAINAGE MAINTENANCE 

Except where otherwise noted on this plat, all open space, outlots, stormwater 

basin, swales and drainage easements in the Subdivision shall be maintained by 

the Homeowners’ Association.  No structure shall be constructed within any 

drainage easement. 

 

7. Sheet 1 - The Developer may want to add any restrictions on the use of the Open Space to 

Sheet 1 of the Final Plat.  This was done for Lighton on Main. 

 

8. Sheet 1 - The Developer may want to add statements to Sheet 1 of the Final Plat 

referencing the variances granted by the BZBA for this Subdivision.  That was done for 

Nottingham Gate Estates. 
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