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PLANNING COMMISSION 
STAFF REPORT 

 

FOR CONSIDERATION BY PLANNING COMMISSION ON OCTOBER 22, 2024 

WILLOW GROVE SUBDIVISION – DESIGN PLAN 

 
APPLICANT: 

 

 

Abercrombie & Associates, Inc. – Doug Smith 

8111 Cheviot Road, Suite 200 

Cincinnati, OH 45247 

 

OWNER:  295 Judd Road, LLC 

  9830 Mistymorn Lane 

  Cincinnati, OH 45242 

 

ENGINEER: 

 

 

Abercrombie & Associates, Inc. 
8111 Cheviot Road, Suite 200 

Cincinnati, OH 45247 

 

REQUEST: Requesting approval from the Clermont County Planning Commission 

for Willow Grove Subdivision – Design Plan consisting of 54 single 

family residential lots and 3 open space lots on +/- 9.53 acres.    

 

LOCATION: The subject property (PINs 032021C040 and 032021C068) is located 

at 295 Judd Road in Batavia Township along the northern side of Judd 

Road just to the west of its intersection with Little Creek Drive.  

 

HISTORY: The Planning Commission recommended approval of a map 

amendment for this property in May 2024, Batavia Township has 

approved that rezoning with conditions. Those conditions of approval 

are included in this Staff Report under Township Conditions.    

 

DEVELOPMENT PROPOSAL:  

 

Willow Grove Subdivision Design Plan consists of 54 residential lots as well as 3 open space 

lots. The open space lots surround the development and create a “buffer” to almost all  

surrounding land. The open space lots consist of +/- 3.87 acres or 41.2% of the total +/- 9.53 

acres. The proposed land use is single-family attached residences which complements the 

existing land use in the area of this proposal. The gross density would be +/- 5.67 units per 

acre and the net density will be +/- 5.74 units per acre. 

 

DEVELOPMENT DATA:  
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Current Zoning: “PD” Planned Development – a zone designed to achieve the following 

objectives: 

 

1. Provide flexibility in the regulation of residential, commercial and office land 

development; 

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

and residential development, and creative site design; 

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

natural resources; 

4. 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; 

5. 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; 

6. 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 

7. 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. 

 

Total Lots: 57 lots Total Site Area:+/- 9.53 acres  

Area in Lots: Not on plans. Area in R/W: Not on plans. 

Area in Open Space: +/- 3.87 acres (41.2%) Density: +/- 5.67 du/a (gross)  

     +/- 5.74 du/a (net) 

   

School District: West Clermont Local School District  

 

Homes:  

Number of Units: 54 units 

Min. Lot Area: 2,600 sq. ft.  Min. Lot Width: 19 ft. (at cul-de-sac) 

Front Yard Setback: 30 ft. Side Yard Setback: 0 ft. (shared wall) 25ft 

Rear Yard Setback: 25 ft.         between buildings  

 

SITE ACCESS: 

 

The Design Plan shows access off of Judd Road that terminates in a cul-de-sac at the rear of 

the property. All buildable lots front on the proposed Willow Grove Drive and do not directly 

access Judd Road. The length of roadway in the subdivision is approximately 820 linear feet 

long.  

  

STAFF ANALYSIS:  

 

Per the review of the Willow Grove Subdivision – Design Plan the development appears to 

follow all requirements pertaining to Article V of the Clermont County Subdivision 
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Regulations. The proposed subdivision is similar to existing land patterns in the area and 

includes buffering via open space lots that surround most of the residential lots. Some of the 

lots do directly abut the neighboring property that is currently similar residential 

development. The development will be required to comply with all buffering regulations per 

the Townships PD Zoning.   

 

 
Clermont County Community & Economic Development Comments: 

 

1. Include comprehensive area table of area in lots, right-of-way. Open space is there 

but not what is mentioned.   

2. Is there a min lot area or lot width? 

3. The Township is requiring berms along Judd Road, these are not shown on the 

design plan.  

4. Will there be any phasing? 

5. Change zoning wording on sheet C 101A.  

 

Clermont County Engineer's Office Comments: 

 

Our office has completed the review of the above mentioned project.  The following is a list 

of comments that we have regarding the submitted design plan. 

 

1. Parking spaces not associated with a dwelling must access the proposed public road 

by way of a single commercial driveway.  The 23 proposed unassociated parking 

spaces need to be adjusted or eliminated. 

2. Lot numbers need to be provided for the proposed Open Space Lots. 

3. The proposed typical roadway cross-section needs to be adjusted.  A 28 Foot street 

width is required if the proposed front yard setback is less than Forty (40) Feet. 

4. A general reminder regarding roadway geometry; the minimum allowable street 

grade is 0.4%, maximum street grade is 12% (10% preferred), and the minimum 

centerline curve radius is 200’. 

 

Clermont County Water Resources Department Comments: 

 

1. Include the proposed water main, service lines, meters, meter sizes, fire hydrants, 

and fire hydrant easements. Fire hydrant easements shall be 15’x15’. Fire hydrant 

spacing shall not exceed 500’, between proposed and existing fire hydrants.  

2. Show detail for the proposed water main tie in at Judd Road. Include tie in method 

and materials to be installed.  

3.  Proposed sanitary sewer easements, not adjacent to road right of ways, shall be 30’ 

wide, with sanitary sewer located 10’ from one side and 20’ from the other.  

4. Show proposed sewer laterals. Include cleanouts at the right of way or easement line 

for each lateral.  

5. If unable to acquire additional easement at tie in manhole, the proposed sanitary 

alignment shall be relocated to the center of the existing easement and shall require 

a new manhole at the connection point.  
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6. Include applicable Water Resources Department Standard Details and Geneal Notes 

for water and sanitary sewers installation. Details can be located at the following: 

https://wrd.clermontcountyohio.gov/standards-and-provisions/ 

7. Future design submissions shall include water and sanitary sewer profiles.  

 

Clermont County W.M.S.C. Comments:  

 

1. Provide an overland flow route along with your stormwater calculations for both the 

north and south detention basins.  

 

Soil and Water Conservation District Comments: 

 

1. A downstream hydraulic and flood routing will be needed (to the Judd Road culvert 

for the south basin, and to the twin 12” storm sewers behind the Thomaston Woods 

apartments on Amelia-Olive Branch Road) 

 

Batavia Township Comments: 

 

1. See Township Concept Plan Letter for conditions of approval.  

 

STAFF RECOMMENDATION: 

 

Based on Staff Analysis, request a motion to APPROVE Willow Grove Subdivision – 

Design Plan with the following conditions:  

 

1. All county and township departments' comments and conditions detailed in Willow 

Grove Subdivision – Design Plan Review Letter be satisfactorily addressed.   

 

2. 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.  

 

3. Submit one (1) plan set with an original stamp and signature to the Department of 

Community & Economic Development Planning Division. 

 

Attachments: 

 

A. Willow Grove Subdivision – Design Plan Drawings 

B. Willow Grove Subdivision  – Application 

C. Willow Grove Subdivision – Review Letter dated 10/16/24 

D. Zoning Map 

E. Parcel Map 

https://wrd.clermontcountyohio.gov/standards-and-provisions/
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DEPARTMENT OF COMMUNITY & ECONOMIC DEVELOPMENT 

                BOARD OF COUNTY COMMISSIONERS 
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October 16, 2024 
 
 
Abercrombie and Associates, Inc 
811 Cheviot Road, Suite 200 
Cincinnati, OH 45247 
 
295 Judd Road, LLC 
9830 Mistymorn Lane 
Cincinnati, OH 45242 
 
Re: Willow Grove Subdivision – Design Plan Review 
 
The Department of Community & Economic Development (CED) has completed its review 
of the Design Plan for Willow Grove Subdivision – Design Plan. Please see the comments 
below: 
 
Township Conditions: 

1. See attached Township Concept Plan Letter.  
 

CED Conditions: 
1. Include comprehensive area table of area in lots, right-of-way. Open space is there 

but not what is mentioned.   
2. Is there a min lot area or lot width? 
3. The Township is requiring berms along Judd Road, these are not shown on the 

design plan.  
4. Will there be any phasing? 
5. Change zoning wording on sheet C 101A 

 
CCEO Conditions: 

1. Parking spaces not associated with a dwelling must access the proposed public road 
by way of a single commercial driveway.  The 23 proposed unassociated parking 
spaces need to be adjusted or eliminated. 

2. Lot numbers need to be provided for the proposed Open Space Lots. 
3. The proposed typical roadway cross-section needs to be adjusted.  A 28 Foot street 

width is required if the proposed front yard setback is less than Forty (40) Feet. 
4. A general reminder regarding roadway geometry; the minimum allowable street 

grade is 0.4%, maximum street grade is 12% (10% preferred), and the minimum 
centerline curve radius is 200’. 
 

W.M.S.C. Conditions: 
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                BOARD OF COUNTY COMMISSIONERS 
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1. Provide an overland flow route along with your stormwater calculations for both 
the north and south detention basins.  
 

Water Resources Conditions: 
1. Include the proposed water main, service lines, meters, meter sizes, fire hydrants, 

and fire 
hydrant easements. Fire hydrant easements shall be 15’x15’. Fire hydrant spacing 
shall not 
exceed 500’, between proposed and existing fire hydrants.  
 

2. Show detail for the proposed water main tie in at Judd Road. Include tie in method 
and 
materials to be installed. 
 

3.  Proposed sanitary sewer easements, not adjacent to road right of ways, shall be 30’ 
wide, 
with sanitary sewer located 10’ from one side and 20’ from the other. 
 

4. Show proposed sewer laterals. Include cleanouts at the right of way or easement 
line for 
each lateral. 
 

5. If unable to acquire additional easement at tie in manhole, the proposed sanitary 
alignment 
shall be relocated to the center of the existing easement and shall require a new 
manhole at 
the connection point. 
 

6. Include applicable Water Resources Department Standard Details and General Notes 
for 
water and sanitary sewers installation. Details can be located at the following: 
https://wrd.clermontcountyohio.gov/standards-and-provisions/ 
 

7. Future design submissions shall include water and sanitary sewer profiles. 
 

 

S.W.C.D Conditions: 
1. A downstream hydraulic and flood routing will be needed (to the Judd Road culvert 

for the south basin, and to the twin 12” storm sewers behind the Thomaston Woods 
apartments on Amelia-Olive Branch Road) 
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If you have any questions or concerns regarding any of my comments, please feel free to 
contact me. 
 
Sincerely, 
 
 
Leonard Kendall, AICP, Senior Planner 
Clermont County Department of Community and Economic Development 
101 East Main Street, Third Floor, Batavia, OH 45103 
P. 513-732-7904 lkendall@clermontcountyohio.gov  
 

mailto:lkendall@clermontcountyohio.gov


BATAVIA TOWNSHIP  
PLANNING & ZONING DEPARTMENT 

1535 Clough Pike Batavia, Ohio 45103 
(513) 732-3888  

 
October 8, 2024 
 
Leonard Kendall, AICP 
Clermont County Planning Commission 
101 E Main Street, 3rd Floor 
Batavia, OH 45103 
 

RE: Willow Grove – Design Plan - Case B-04-24ZPD 
Property Address: 295 Judd Road 
PIN: 032021C068. & 032021C040.  

Re: Batavia Township Concept Letter 
 
Dear Mr. Kendall, 
I am writing to formally respond to the request for a review letter regarding the proposed Willow Grove Design 
Plan (B-04-24ZPD). 
Following the review of the Design Plan, please note that the conditions previously approved by the Township 
Trustees remain in effect: 

1. The proposed zone change aligns with the recommendations of the 2018 GPP and current conditions. 
2. The walking path in the open space must be paved with hard surface material, with cross-section details 

provided during the Final Development Plan review. 
3. The tree line protection area in the open space must be clearly shown on both the Preliminary and Final 

Development Plans. 
4. Details of the entry sign and any related improvements must be submitted during the Final Development 

Plan review. 
5. A draft of the HOA documents should be submitted to Township Planning Staff as soon as possible to 

allow sufficient time for review. Final versions must be provided during the Final Development Plan 
review. 

6. The building setback from Judd Road must be 50 feet. 
7. A maximum of 54 dwelling units are permitted. 
8. Decks and covered patios may extend into the rear yard setback by up to 25% of the primary building 

setback. 
9. The minimum dwelling size shall be 1,625 square feet as outlined in the Preliminary Development Plans. 
10. Mounding must be provided in the southern portion of the western open space and along Judd Road. 
11. Proposed building materials shall include a mix of horizontal vinyl siding, shake shingles, shutters, and 

stacked stone, with pitched roofs using asphalt shingles, consistent with the examples presented to Batavia 
Township in the Preliminary Development Plan. 

12. A minimum of 23 off-street parking spaces must be provided per the Preliminary Development Plan. 
13. The Preliminary Development Plan must include a note indicating that street lighting will be installed. 
14. Confirm with the County Engineer’s Office whether a traffic analysis is required and if any road 

improvements are anticipated. 
15. Proof of dedication of the right-of-way to the Township must be provided prior to issuing zoning 

certificates for individual lots. 
 
 
 
 



BATAVIA TOWNSHIP  
PLANNING & ZONING DEPARTMENT 

1535 Clough Pike Batavia, Ohio 45103 
(513) 732-3888  

 
16. Revise the landscape plan to replace lilac trees with an approved alternative. 
17. Coordinate with neighbors on Judd Road to manage any mailbox relocations required by street 

construction, if necessary. 
18. Sidewalk connections along Judd Road to the east must be ensured if access is available. 
19. A minimum 30-foot front building setback from the cul-de-sac street is required, with a 20-foot rear 

building setback allowed. 
20. The two buildings facing Judd Road must feature stone on the first floor of the south-facing elevations. 
21. The tot lot must include play equipment consistent with the information presented to the Township in the 

revised Preliminary Development Plans (dated August 27, 2024) and during the September 3, 2024 
meeting. 

 
Sincerely, 
 
 
Taylor Corbett 
Director of Planning & Zoning 
1535 Clough Pike 
Batavia, OH 45103 
(513) 732-3888, Ext. 2 
Email: tcorbett@bataviatownship.org  

mailto:tcorbett@bataviatownship.org
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