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PLANNING COMMISSION 

STAFF REPORT 
 

FOR CONSIDERATION BY PLANNING COMMISSION ON MAY 28, 2024 

 

CASE NO. B-03-24ZPD  REPORT DATE: 2024-05-21 

 

APPLICANT:  PROPERTY OWNER: 

 

Drees Homes Julie Ann Needels, Tr 

211 Grandview Drive 947 Clough Pike 

Ft. Mitchell, KY 41017 Cincinnati, OH 45245 

 

 Mary Ann Bryant 

 190 Judd Road 

 Amelia, OH 45102 

PARCEL ID: 

PIN 032021B062 and 032021B070 

 

ADDRESS OF REQUEST: 

190 Judd Road, Amelia, OH 45102 

 

REQUEST: 

Requesting to rezone two parcels (PINs 032021B062 and 032021B070) consisting of +/- 

70.304 acres from the A, Agricultural District to a PD, Planned Development District for 

the purposes of developing 95 single family homes with +/- 41.5 acres of open space at a 

density of 1.35 lots per acre.  

 

ZONING:  

The existing zoning for the subject property is A, Agricultural. The surrounding properties 

consist of A, Agricultural District, 2 separated Residential PD Districts, and R-3, Multi-

Family District. See attached zoning map.   

 

Note: The County zoning map may show inaccuracies to what the Batavia Township 

Official Zoning Map has the property listed as. 

  

LAND USE: 

The subject property is currently a single family residence with farmland and agricultural 

structures located on it.  

 

HISTORY: 

No relevant history regarding previous zoning requests for the subject parcel could be 

established.  
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CONTENTS OF REPORT: 

Attachment A: Township Application 

Attachment B: Parcel Map 

Attachment C: Zoning Map 

Attachment D: Proposal Map 

Attachment E: The Declaration of Covenants, Conditions and Restrictions and 

Reservation of Easements for Highmeadow Subdivision 

Attachment F: Portion of the Batavia  

Township Zoning Resolution Planned Development

 

RELATIONSHIP TO TOWNSHIP ZONING & FUTURE LAND USE: 

 

Batavia Township Zoning Resolution Article 36 “Planned Development” goes over the 

requirements for an application of a Planned Development (PD). This PD is residential 

and includes a large portion of natural open space (59%). This area is located adjacent to 

existing PD zoning districts, as well as Agricultural zoned land. The proposed 

development creates a natural buffer to protect the entirety of this area as surrounding 

property is developed in the future.  

 

The Batavia Township Growth Policy Plan identifies this area as “Existing Neighborhood 

and Infill Area” which recommends residential land uses in this area. This proposal is 

residential in nature and also includes a significant portion of open space. Language from 

this section of the Growth Policy Plan is below: 

  
Existing Neighborhood And Infill Area: 

 

The Existing Neighborhood and Infill Areas identify locations within the Township where existing 

subdivision-type residential development has occurred. This land use category also identifies Infill Areas, 

property adjacent to or in close proximity to existing subdivision-type neighborhoods. Future residential 

development in Batavia Township should be guided to the areas designated as Existing Neighborhood and 

Infill Area to take advantage of existing public services and roads to be compatible with the current 

subdivision pattern developing in these areas. 

 

The Existing Neighborhood areas have developed based on a combination of residential zoning 

classifications over the years, and lot sizes vary. The predominant density of existing single family 

neighborhood development in these areas is generally between 2 and 3 lots per acre. There are locations 

within this land use area that include single family homes on parcels of land that are several acres in size, 

which are not within subdivisions. There are also some subdivisions that have developed with lot sizes larger 

than 1 acre under Agriculture District zoning regulations. However, the predominant development pattern 

in this concept area is subdivision-type neighborhoods. 

 

This land use category includes some attached single family developments created as part of Planned 

Development zoning projects, and multiple family apartment developments, demonstrating that the 

residential density varies. There are several schools, churches and other public or institutional uses within 

these areas. Public water and sanitary sewer service is generally available within the areas designated for 

this land use category, although infrastructure improvements may be required to service future development. 

 

Future Development Policies  

 Allow residential development that is consistent with the densities of existing neighborhoods in the 

planning area – generally 2 to 3 dwelling units per acre for single family detached development 
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and 8 to 10 dwelling units per acre for multiple family or attached single family development in 

planned developments.  

  Encourage use of planned development zoning regulations for residential development within the 

Existing Neighborhood and Infill Areas. The use of planned development regulations provide an 

opportunity to achieve superior site design within neighborhoods, while potentially protecting 

stream corridors, steep slope areas, and other sensitive terrain as part of protected open space 

within the neighborhood. The quality of the design, the amenities offered by the project, the 

amount and location of open space, and the protection of sensitive areas are all important 

elements for consideration when the Township evaluates planned development requests, and can 

be instrumental features when determining appropriate density levels.  

 Allow nonresidential uses that are compatible with neighborhood development, such as schools, 

churches and similar institutional uses.  

  Encourage development of a hike/bike trail system to coordinate access between neighborhoods 

and community facilities, and to integrate with neighborhood pedestrian walkways. 

 Require traffic impact studies in conjunction with the County Engineer’s Office for proposed 

development to identify proposed improvements that may be required to mitigate the impacts of 

proposed development.  

 Encourage dedication of land for future park and recreational uses. 

 

The proposed PD is in alignment with the Batavia Township Growth Policy Plan. The 

residential and open space land is compatible with surrounding land uses.   

 

A SEGMENT OF THE BATAVIA TOWNSHIP ZONING RESOLUTION:  
 
Batavia Township Zoning Resolution 

Article 36: Planned Development 

 

36.01 PLANNED DEVELOPMENT OBJECTIVES 

 

The Planned Development (PD) District and the associated planning and development regulations as 

set forth and referred to herein are designed to achieve the following objectives: 

 

A. Provide flexibility in the regulation of residential, commercial and office land development; 

B. Encourage a variety of housing and building types, a compatible mix of commercial and 

residential development, and creative site design; 

C. Encourage provision of useful open space, and preservation of valuable and unique natural 

resources; 

D. (Not in resolution) 

E. Provide a development pattern which preserves and utilizes natural topography and geologic 

features, scenic vistas, trees and other vegetation, prevents the disruption of natural drainage 

patterns, and contributes to the ecological well being of the community; 

F. Promote efficiency through a more effective use of land than is generally achieved through 

conventional residential and/or commercial development resulting in substantial savings through 

shorter utilities, streets and other public services; 

G. Provide a residential and/or commercial development pattern in harmony with land use density, 

transportation facilities, community facilities, and objectives of the Batavia Township Growth 

Policy Plan; and 

H. Provide opportunities for alternate energy and utility uses, such as wind and solar energy 

generation uses as principal uses, to be sited, designed and operated consistent with the 

community character and growth policies of Batavia Township. 

 

36.02 USES PERMITTED 

 

A. Any use that is permitted in any zoning district may be approved within a Planned Development 
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provided that the project shall be planned, developed, and operated in accordance with an 

approved development plan. Specific uses, structures, and developments shall be properly 

integrated with the surrounding area in such a way as to promote the health, safety, morals, 

general welfare, and wholesome environment of the general public and of the occupants of nearby 

property, and to avoid nuisances to the general public or to the occupants of nearby property. All 

uses shall be approved by the Township as part of the development plan review process. 

 

B. Solar Energy Systems and Wind Energy Systems as a principal use of a property may be approved 

as a Planned Development provided that the project shall be planned, developed, and operated in 

accordance with an approved development plan. The Township shall review such principal use 

Energy Systems using the development standards in Section 36.12 Energy System Design 

Standards. 

 

The entirety of Article 36 will be available in Attachment F of this Staff Report.  

 

 

SITE ACCESS: 

Access is currently located via the main entrance off of Judd Road along the northern 

border of the land and a road circulates within the subdivision and exits the same 

ingress/egress point as the main entrance.  

 

DEVELOPMENT CHARACTER: 

The proposed development is for a 95 home residential subdivision with a large portion 

of open space as part of the development. This proposal is in alignment with the Batavia 

Township Growth Management Plan and Zoning Resolution. The surrounding area is 

residential and agricultural and includes lots of varying sizes. The overall size of the 

parcel is +/-70.304 acres, and the proposed density is total density is 1.35 lots per acre. 

There is proposed landscaping within the subdivision as well as the natural open space.    

 

 

AGENCY REVIEW AND NOTIFICATION: 

 

AGENCY REFERRAL SENT 
COMMENTS 

RECEIVED 

Township (Fire/EMS/Service)   

Community and Economic 

Development (CED) 
X X 

Engineer's Office (CCEO) X X 

Water Resources Department 

(WRD) 
X X 

Water Management & Sediment 

Control (WMSC) 
X  

Soil and Water Conservation 

District (SWCD) 
  

Ohio Department of Transportation 

(ODOT) 
  

School District   
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REFERRAL AGENCIES' COMMENTS:  

 

Community and Economic Development Comments: 

- A Concept Plan and Design Plan application will need to be submitted in order for 

any subdivision of the property.  

- The Declaration of Covenants, Conditions and Restrictions and Reservation of 

Easements for Highmeadow Subdivision refers to Warren County numerous 

times.  

-  

Engineer's Office Comments: 

-  A Traffic Impact Study is not required as less than 100 trips are expected to be 

generated by the proposed development during the peak hour (95 single family 

homes). Our office has no objections or comments to offer at this time. 

 

Water Resources Department Comments: 

-  

Water Management & Sediment Control Comments: 

 

ODOT Ohio Department of Transportation Comments: 

-  

 

STAFF ANALYSIS:   

Following a comprehensive analysis, staff has evaluated Batavia Township Zoning Map 

Amendment Case B-03-24ZPD and its request to rezone a portion two parcels (PINs 

032021B062 and 032021B070) consisting of +/- 70.304 acres from the A, Agricultural 

District to a PD, Planned Development District for the purposes of developing 95 single 

family homes with +/- 41.5 acres of open space at a density of 1.35 lots per acre. The 

application is in alignment with the surrounding land uses and Batavia Township Growth 

Policy Plan.  The area is wholly residential and agricultural and the proposed development 

will be compatible with the surrounding land with the inclusion of a large open space area.  

The PD application meets the objectives for planned developments as stated in Article 36 

of the Batavia Township Zoning Resolution.  

 

STAFF RECOMMENDATION: 

Based on the staff analysis in the following report, the following motion is recommended, 

APPROVAL WITH CONDITIONS of Batavia Township Zoning Map Amendment Case 

B-03-24ZPD and its request to rezone a portion two parcels (PINs 032021B062 and 

032021B070) consisting of +/- 70.304 acres from the A, Agricultural District to a PD, 

Planned Development District for the purposes of developing 95 single family homes with 

+/- 41.5 acres of open space at a density of 1.35 lots per acre. 

 

1. Any future development of the site must comply with any and all regulations from 

Clermont County, Batavia Township, the State of Ohio, or any other applicable 

agency.  

2. A Concept Plan and Design Plan shall be required to be applied for to Clermont 

County.  
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3. The Declaration of Covenants, Conditions and Restrictions and Reservation of 

Easements for Highmeadow Subdivision needs to be amended to refer to Clermont 

County and not Warren County.  

 



Attachment A
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