MEMORANDUM

To: Butler Township Zoning Commission

From: Nathan Farmer, Community Planner

Date: 3/21/2023

Subject: Rezoning of 8515 N. Dixie Drive from LCS-2 to PD-3.

Applicant: Greg Geisler — Pride One Construction and Horizon Line Development.
Location: 8515 North Dixie Drive.

Request: To rezone the current vacant 14.9 acres from LCS-2, Local Commercial Service, to PD-
3, Planned Mixed-Use District to allow multi-family residential and commercial development.

Zoning District: LCS-2: Local Commercial Service.
Current Use: Undeveloped vacant land. Former Murlin Heights Elementary School.

Proposed Use: Develop 13.6 acres of the property into multi-family residential with the
remaining 1.3 acres to be developed as commercial.

Adjacent Zoning Districts/Uses:

North: LCS-2: Local Commercial Service
South: CM: Cemetery

East: LCS-2: Local Commercial Service
West: R-4: Two Family Residential District

Summary of Request:

A rezoning application has been submitted by Greg Geisler on behalf of Pride One Construction
and Horizon Line Development to rezone 14.9 acres located at 8515 N. Dixie Drive from LSC-2,
Local Commercial Service to PD-3, Planned Mixed-Use District. The rezoning would allow for the
development of a private walkable multi-family residential community on the site of the former
Murlin Heights Elementary School. The property is located at a signalized intersection at the
southwest corner of Sudachi Drive and North Dixie Drive. The development would include 1.3
acres along North Dixie Drive to be designated as commercial for possible retail, coffee shop,
restaurant, or drive-thru venue. The remaining 13.6 acres is proposed to be a private multi-
family residential community including private streets. The proposal includes 74 units to be
triplex and duplex multi-family rental residences. The community will offer a few different
home layouts with 1400 square feet open floor plans. The units will all offer an attached garage
and include 2 bedrooms, 2 baths, kitchen, dinette, great room, and a rear screened porch. The
community will also feature walking trails and a clubhouse. The target age of residents will be
55+, however it's not being proposed as an age restricted community.



It is proposed that this community will be fully serviced and maintained by the ownership group
including refuse and snow removal. Emergency services would be provided by Butler Township.
The property also currently includes a designated wetland area. The proposed development
includes the mitigation of the wetland area creating a detention/retention/decorative pond.

Staff Analysis:

Currently the property is zoned LCS-2, Local Commercial Service and does not permit multi-
family residential development. The property is surrounded by diverse zoning districts including
Cemetery to the South, two family residential to the West, and Commercial to the North and
East. The property is located within the Miller Lane/North Dixie Drive Community Gateway
Corridor. This property was included as part of the Sudachi Gateway Development Concept
plan.

The Sudachi Gateway Development Concept plan is centered on the 20 acres at the intersection
of North Dixie Drive and Sudachi Dr. and is designed to provide a small-scale entryway for the
residents of Butler Township. At the time of this plan, the Township felt it would be beneficial
to require interested developers to incorporate certain elements that would make this area an
attractive destination for Township residents. The plan provides building layouts to envision the
size and scale of the uses found in the LCS-2, Local Commercial Service District such as smaller
retail, restaurants, or coffee shops, office and personal service uses. Design concepts included
residential development at the West end of the properties, to allow for a buffer between the
existing residential zoning and commercial uses. The Sudachi Gateway Concept Plan
acknowledges the existing wetland located on the west side of North Dixie known as the former
site of Murlin Heights Elementary and the plan was to be used as a tool to preserve the wetland
area, while also enhancing the natural buffer to the commercial area.

The 14.9-acre property included in this application for rezone is the property on the west side
of North Dixie Dr. at the intersection of N. Dixie and Sudachi Dr. and is the site of the former
Murlin Heights Elementary School. The property is owned by the Vandalia-Butler Local Schools
Board of Education and is currently in contract to be sold to Horizon Line Development,
pending the approval of the zoning request from LCS-2, Local Commercial Service to PD-3,
Planned Mixed-Use Development.

As part of the due diligence of the potential buyer/developer of this property an environmental
analysis was done on the existing wetland area. The analysis determined the existing wetland
area total was .43 acres of the 14.9-acre property. The applicant is proposing to mitigate this
wetland area and use this area as a .5-acre retention pond.

While the proposed development doesn’t reflect the Sudachi Gateway Concept Plan exactly, it
does offer several key concept designs of the plan including commercial and multi-family
development. The LCS-2 zoning district is intended for small retail, personal service
establishments, offices, and restaurants. As part of the Butler Township Land Use Plan along
with the Sudachi Gateway Concept Plan, keeping the integrity of the LCS-2 zoning district



should be the focus of land use along N. Dixie Dr. With the proposed re-zoning of this property
from LCS-2, Local Commercial Service to PD-3, Planned Mixed-Use District, it maintains the
intent of the LCS-2 District along North Dixie Drive while allowing flexibility for the development
of the remaining acreage.

The Planned Development Zoning District is intended to provide permissive, voluntary, and
alternative zoning procedures for development. Principal reasons for such zoning include: 1)
the provision of flexibility whereby land holdings greater than two (2) acres in size, under
unified ownership, can be planned and developed as a unit; 2) greater efficiency in the use of
land and resources than is achievable through conventional development; and 3) the
facilitation of flexibility of design to take advantage of natural land features. Uses permitted in a
PD zoning district are those permitted by underlying zoning. Uses permitted elsewhere by the
Zoning Resolution also may be permitted if the use is determined to be in harmony with
adjacent neighborhoods, transportation networks, and other community facilities. The
applicant is proposing to rezone this property from LCS-2, Local Commercial Service to PD-3,
Planned Mixed-Use development. PD-3, Planned Mixed-Use District is the appropriate zoning
designation to allow Mixed-Use development including multi-Family residential and
Commercial.

On March 9, 2023, the Montgomery County Planning Commission approved the application to
re-zone the subject property from LCS-2, Local Commercial Service, to PD-3, Planned Mixed-Use
Development.

Staff Recommendation:

The proposed mixed-use development is not permitted in the current LCS-2, Local Commercial
Service District. Rezoning this property to PD-3, Planned Mix-Use District would be the most
appropriate zoning designation for the proposed development of a private multi-family
residential community with commercial development opportunities at the front of the site
along North Dixie Drive. The property is located at an existing signalized intersection with the
proposed new streets to be privately owned and maintained, with only emergency services
provided by Butler Township. The proposed multi-family residential community provides 74
total units over 13.6 acres (5.4 units/acre) to include walking trails, a club house, parking, and
water detention areas, with the remaining acreage designated for commercial development.

To maintain the Butler Township Land Use plan staff feels the property frontage along North
Dixie Drive should be commercial with all the residential units being located to the west of the
commercial lots and no residential properties should have direct frontage along North Dixie Dr.
It’s also important to note that the community is being proposed as a private community with
the owner maintaining the community including the streets, lighting, and refuse.

The staff recommends in favor of approving the rezoning of the property located at 8515 North
Dixie Drive from LCS-2, Local Commercial Service to PD-3, Planned Mixed-Use District for the
development of a multi-family residential community with commercial development
opportunities.



Butler Township Zoning Commission
3510 Sudachi Drive, Dayton, Ohio 45414
(937) 898-6735; FAX (937) 898-5308

e ey

Case # ZQ g' a_g) Date Filed:

ProPERTY Location: &2 1S N. PIXIE P2, PJ'I’PA}.M d=yiy
Mapelre S0 Coder

- SUpAzih £ W DIVIE be
(Address)
PARCEL TAx IDs:
CURRENT ZONING DISTRICT: & £5 2 PROPOSED ZONING DistRICT: TP 3

CURRENT USE: l/46 aor Lot

1>noposmm‘s1«::Mhu217 VsE oF LoMMERCIAL (1.3 Aeere ) od N BIXE

My M P STLE APheTMEVT Hides W 4 p/aTE.
oMM T

‘ | Hotrzon- Ly Pe.
NAMBORAPPLCANIO): SRE7 4¥1siEp [ TRIDE ONE ColeTed mion)

Applicant is the:  { } current owner/landlord /{ } purchaser { }temnant { } agent

AFPPLICANT’S MAILING ADDRE

2211 MEPINA Rokp  SOGE _1op MEPWA, 0. Y425h
PHONE: S0 - Ylo-psiy

APPLICATION INSTRUCTIONS AND PROCEDURES

A proper site plan (or map) is a basic Zoning Commission requiremnent. This plan must: 1) provide a
vicinity map extending at least 500 feet beyond any area proposed for rezoning; 2) show boundaries of the
specific area propozed for rezoning; 3) differentiate between existing and proposed buildings and uses; and 4)
be drawn to scale at a size allowing a thorough examination of all issues to be presented. Whenever
practicsble, such site plan should be presented on paper no Jarger than 11" by 17.” When a larger format is
used, at least one file copy on a sheet not exceeding 11" by 17” will be required.

A clear presentation of the rationale for rezoning, including as appropriate both immediate and
projected descriptions of proposed land use, must be stated in order that the Zoning Commission might
fully examine all the circumstences justifying support of 2 rezoning. Applicant(s) must attach a narrative
addressing all the factors listed below:

1. A statement regarding the necessity or desirability of the rezoning to the neighborhood or community.

2. What neighborhood (e.g. traffic, etc.) and/or community impacts are projected from new uses to be
made of rezoned property?

3. What physical changes o existing structures or grounds are needed to accommaodate proposed new

uses?



4, Any other comments pertinent to consideration of reclassification.

Any and all additional evidence will be welcomed, and such evidence might include existing and
planned building elevations, photographs of similar uses elsewhere, or models,

Attendance at the Zoning Commission meeting schednled to hear this application is required of
the applicant(s) or thefr representative. Fallure to appear may result In denlal and the necessity to
reapply.

Seven (7) copies of this application and all supporting documentation are required. Also required is a
list of all property owners within two-hundred (200) feet of the property proposed to be rezoned. The
application, along with supporting documentation as may be attached or as may be introduced st the Zoning
Commission hearing, will constitute the entire official record regarding this case.

Approval of & rezoning does not authorize constmction, vse or occupancy without the issusnce of
appropriate permits.

The undarsigried attests to having read this application form, having eddressed all the issues and

v referenced hercin, and having conferred with the zoning administrator. The undersigned, further,
atiest(s) to the truth and accuracy of the statements and materials contained in this application and supporting
materials, to the extent of personal knowledge about such matters.

APPLICANT'S AFFIDAVIT

STATE OF OHIO )
COUNTY OF MONTGOMERY ) 86:

The undersigned, being duly swom and cautioned, does aver that he/she is an owner, lessee, or duly
authorized representative of same, of a mgjority of the land proposed herein for rezoning, and that
staternents, maps, exhibits and other information submitted as part of and in support of this
application are in all respects true and corvect to the best of my knowledge and belief,

-0 -5%
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CONSTRUCTIONE

Butler Township
3510 Sudachi Dr, Dayton, Ohio 45414

Attn: Nathan Farmer

Dear Nate,

Our vision is to create a private walkable ranch style apartment home community on the 14.9-
acre site that was formally the Murlin Heights Elementary School located at 8515 N. Dixie Dr.
Butler Township, Ohio. The property is located at a signalized intersection at the southwest
comer of Sudachi and N. Dixie Dr.

Our hope with the small commercial tract would be to search for a possible boutique coffee
shop and other retail ventures that would be supported by the residents. The commercial
concept plan shows approximately 1.3 acres with the option on a drive-thru venue as well.

The Private streets within the community will offer a few different home layouts with 1,400
square feet of an open floor plan. The units will all offer an attached garage including 2
bedrooms, 2 baths, kitchen, dinette, and great room. The rear of each unit has a screened in
porch for the residents enjoyment. Our typical resident is over 55 and enjoys an active lifestyle.
The Community will also feature walking trails and a Clubhouse.

The Private Community will fully be serviced and maintained by the Ownership Group
including refuse removal. We will only look to the Township for Emergency Services.

We hope that with the rendering provided for our 3-unit buildings you will agree that this
community will directly enhance the neighborhood and streetscape along N. Dixie Dr. We look
forward to working with both Montgomery County and Butler Township to create a new
community within Butler Township that the residents can call home. Please feel free to contact
me (Greg Geisler 330-416-0511) with any questions or concerns.

Best regards,

Greg Geisler
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Larmel Investments LLC
1242 Old Country Rd.
Dayton, OH 45414

Theodore Barber
3706 Little York Rd.
Dayton, OH 45414

Dayton Memorial Park Cemetery Assoc.

8135 N. Dixie Dr.
Dayton, OH 45414

Gerald Wilson
7302 McSmith Ct.
Dayton, OH 45414

Louis Almasy
3405 Garianne Dr.
Dayton, OH 45414

Robert Adams
2500 State Route 40
Tipp City, OH 45371

Miami Valley In-Ovations
P.O. Box 115
Englewood, OH 45322

Harvey Meyer
3587 Pine Green Dr.
Dayton, OH 45414

Greg Geisler
Horizon-Line Dev.
Pride One Construction
2211 Medina Road #100
Medina, OH 44256
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Jerome T. Arndts
8430 N. Dixie Dr.
Dayton, OH 45414

109 Investment LLC
8518 N. Dixie Dr.
Dayton, OH 45414

Moor Partners LLP
8535 N. Dixie Dr.
Dayton, OH 45414

Vandalia Butler Board of Education
500 S. Dixie Dr.
Dayton, OH 45414

Arthur Fraas
7303 McSmith Ct.
Dayton, OH 45414

Matthew Heidenreich
7620 Maple Green Ct.
Dayton, OH 45414

Cheryl Wilkey
3592 Pine Green Dr.
Dayton, OH 45414

Robert J. Bocko
3563 Village Green Dr.
Dayton, OH 45414

Deborah A. Bartone
7424 New York Way
Dayton, OH 45414

label size 1” x 2 5/8" compatible with Avery ®5160/8160
Ftinuette do format 25 mm ¥ A7 mm eomnatihie aver Averv ®51R0/R1AN
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Miami Valley Down Syndrome Assoc.

84438 N. Dixie Dr.
Dayton, OH 45414

SLM2 Properties LLC
8535 N. Dixie Dr.
Dayton, OH 45414

Jamie L. Dailey
8425 N. Dixie Dr.
Dayton, OH 45414

Michael Neff
11000 Frederick Pike
Vandalia, OH 45377

Beverly Kaser
7309 McSmith Ct.
Dayton, OH 45414

Carl Schweickart
3570 Pine Green Dr.
Dayton, OH 45414

Reliance LLC TR
One Oakwood Ave. #175
Dayton, OH 45409

Kristen McNabb
3580 Village Green Dr.
Dayton, OH 45414

Steven Evans
445 Lockhart Ct.
Vandalia, OH 45377

NAA



Government Center

ADDRESS 3510 Sudachi Dr. PHONE 937.898.6735 FAX 937.898.5308
Dayton, OH 45414

Bryson Jackson
Trustee

Missy Pruszynski
Trustee

NOTICE OF PUBLIC HEARING
Mike Thein

BUTLER TOWNSHIP ZONING COMMISSION

Gregory A, Brush
Fiscal Officer Case 2C 2-23

E:\I/vlfs‘ h\'{)c;\gdiwstmtor The Butler Township Zoning Commission will hold a public hearing at the Butler
Township Meeting Hall, located at 3780 Little York Road, Dayton, Ohio 45414,
on Tuesday, March 21, 2023 at 6:30p.m., or soon thereafter as the matter may be
reached on the agenda, to consider Case ZC 2-23, initiated by Greg Geiser with
Pride One Construction, 2211 Medina Dr., Ste. 100, Medina, OH 44256, requesting
a zoning district classification change from “LCS-2” Local Commercial Service
District to “PD-3” Planned Mix Use District. Property is located at the southwest
corner of Sudachi Drive and North Dixie Drive (vacant lot) formally the Murlin
Heights Elementary School, Parcel ID A01 00308 0081, 14.967 acres. The
proposed mix use would be a private walkable ranch style apartment home
community with a small commercial tract for possible boutique coffee shop and
other retail ventures that would be supported by residents.

Your attendance and comments at the public hearing will be welcomed. Any other

questions may be directed to Nathan Farmer, Community Planner at 937-898-6735
or email at nfarmer@butlertownship.com.

BUTLERTOWNSHIP.COM



DAILY COURT REPORTER

P.O. Box 6816, Toledo, OH 43612-0816

Phone 937-222-6000

A Newspaper of General Circulation Devoted to Political, Editorial, Local Sports and News

NOTICE OF PUBLIC HEARING
BUTLER TOWNSHIP ZONING
COMMISSION
Case ZC 2-23

The Butler Township Zoning Commission
will hold a public hearing at the Butler
Township Meeting Hall, located at 3780 Little
York Road, Dayton, Ohio 45414, on
Tuesday, March 21, 2023 at 6:30p.m., or
soon thereafter as the matter may be reached
on the agenda, to consider Case ZC 2-23,
initiated by Greg Geiser with Pride One
Construction, 2211 Medina Dr., Ste. 100,
Medina, OH 44256, requesting a zoning
district classification change from “LCS-2"
Local Commercial Service District to “PD-3"
Planned Mix Use District. Property is located
at the southwest corner of Sudachi Drive and
North Dixie Drive {(vacant lot) formally the
Murlin Heights Elementary School, Parcel 1D
AD1 00308 0081, 14.967 acres. The proposed
mix use would be a private walkable ranch
style apartment home community with a small
commercial tract for possible boutique coffee
shop and other retail ventures that would be
supported by residents.

Your attendance and comments at the
public hearing will be welcomed. Any other
questions may be directed to Nathan Farmer,
Community Planner at 937-898-6735 or email
at nfarmer@butlertownship.com.
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Michael Davisson, Publisher
PROOF OF PUBLICATION

LEGAL NOTICE
BUTLER TOWNSHIP
ZONING COMMISSION

RE: Case ZC 2-23

State of Ohio

Michael Davisson being first duly sworn, says that he is
employed by the Daily Court Reporter, Inc., a daily newspaper of
general circulation within the Miami Valley; that he checks the
legal notices published in said newspaper; that the annexed notice
was published in said Daily Court Reporter for one (1) week on the

3rd ofM}reb 2 '-’Z}_.
.

Signed

Subscribed in my presence and sworn
to before me this 3rd of March 2023,

Jennifer R Shaw,éfotary Public State of Ohio
My Commission Expires February 3, 2026.

Notary public

Qj’ ‘2\5\ JENNIFER R SHAW
3 ™ Notary Public
z 8 39 State of Ohio
‘\1.’0 s é_:: My Comm. Expires
) 3 February 3, 2026 File #AJ2402D
PAYMENT DUE
Invoice #58719

Printers Fees, $144.02



