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Background:
The applicant is requesting a Major Change and Preliminary Development
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RESOLUTION NO. 32-2026

Resolution approving a Major Change and revised Preliminary Development 
Plan for Lots 1 and 13 of the Keefe Property SP-PUD

Case MC-09-26

WHEREAS, the Keefe Property SP-PUD was established through 
ZMA 04-2016, and subsequent approvals include Trustee Resolution 
26-2025 (MC 08-25), approving a revised Preliminary Development 
Plan for Tract 2, and Zoning Commission Resolution 26-2 (FDP 01-
26-B), establishing the current lot configuration and related 
circulation and landscaping requirements; and

WHEREAS, Liberty Way Investments, LLC, through its 
representative Bayer Becker, requests approval of a Major Change 
and revised Preliminary Development Plan for Lots 1 and 13, Parcel 
Nos. M5620-461-000-030 and M5620-461-000-031, replacing the 
previously approved single-building concept with a 6,000- to 
10,000-square-foot building on Lot 1 and a building not exceeding 
9,343 square feet on Lot 13, together with associated parking, 
circulation, landscaping, and pedestrian improvements; and

WHEREAS, on September 21, 2026, the West Chester Township 
Zoning Commission held a public hearing on Case MC-09-26 and voted 
5–0 to recommend approval with conditions, including capacity for 
at least two eight-cubic-yard dumpsters on Lot 13 and a restriction 
on food and beverage drive-through uses on Lot 1; and

WHEREAS, following the Commission’s hearing, the applicant 
submitted revised Preliminary Development Plan materials, 
including a layout sheet revised September 25, 2026, for 
consideration by the Board of Trustees; and

WHEREAS, October 13, 2026, the West Chester Township Board of 
Trustees held a public hearing on the application and considered 
the staff report, the Commission’s recommendation, the revised 
plans, and the evidence presented; and

WHEREAS, the Board finds that the proposal, subject to the 
conditions in Exhibit A, is consistent with the Planned Community 
designation of the 2025 Comprehensive Land Use Plan and the intent 
of the established SP-PUD, reduces the approved building scale, 
and provides for compatibility with surrounding development 
through final development review and required site improvements;

NOW THEREFORE BE IT RESOLVED, on the basis of the above 
actions and findings, by the West Chester Township Board of 
Trustees that: 
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SECTION 1. The Board approves Case MC-09-26, a Major Change and 
revised Preliminary Development Plan for Lots 1 and 13 of the Keefe 
Property SP-PUD, subject to the conditions in Exhibit A, which is 
incorporated into this Resolution.

SECTION 2. This approval is limited to the Major Change and revised 
Preliminary Development Plan. Each lot remains subject to Final 
Development Plan approval. Prior PUD approvals and conditions 
remain applicable except as expressly modified by this Resolution

Adopted this day of , 2026.

Ann Becker, Chair Yes/No

ATTEST: Lee Wong, Vice Chair Yes/No

Bruce Jones, Fiscal 
Officer

Amanda Ortiz, Trustee Yes/No

APPROVED AS TO FORM: 

Scott D. Phillips, Law 
Director
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Exhibit A

Conditions of Approval
Case MC-09-26 Keefe Property Lots 1 and 13

1. Substantial Conformance. Development of Lots 1 and 13 shall 
substantially conform to the revised Preliminary Development 
Plan prepared by Bayer Becker, revised September 25, 2026, and 
accompanying sheets included in the Trustees’ approval, as 
modified by these conditions. All conditions of Trustee 
Resolution 04-2016, Trustee Resolution 26-2025 (MC 08-25), and 
other applicable PUD approvals not specifically modified by 
MC-09-26 remain in full force and effect.  Unless expressly 
modified by the approved Preliminary Development Plan or these 
conditions of approval, the Zoning Resolution in effect at the 
time of submission of any future Final Development Plan 
application shall govern review of the Final Development Plan. 
Approval of this Preliminary Development Plan shall not be 
interpreted as approval of deviations from otherwise 
applicable Zoning Resolution standards unless such deviations 
are specifically identified and approved.

2. Maximum Building Area. The combined building area on Lots 1 
and 13 shall not exceed 19,343 square feet. Lot 1 shall 
contain a building between 6,000 and 10,000 square feet, and 
Lot 13 shall not exceed 9,343 square feet.

3. Foster Lane and Pedestrian Improvements. Foster Lane shall 
remain an existing private street within the PUD. Improvements 
associated with development of Lots 1 and 13 shall include the 
on-street parallel parking and pedestrian crossing and 
sidewalk connections generally shown on the revised PDP, 
subject to final engineering and agency review.

4. Western and Southern Buffer. The FDP for Lot 1 shall provide 
supplemental landscape screening along the western side of the 
parking area sufficient to reduce headlight glare and views 
toward the Towns of Wetherington. Screening shall account for 
the final grading relationship and include trees and 
vegetation of sufficient height and density to provide an 
effective year-round visual buffer. The FDP for Lot 13 shall 
provide a landscape buffer south of the drive-through lane to 
screen vehicles and soften views of the drive-through and 
adjacent dumpster enclosures from Foster Lane and surrounding 
properties. Landscaping shall maintain required sight distance 
and shall not obstruct pedestrian routes or access to the 
dumpster enclosures.
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5. Parking and Loading. Each FDP shall provide a use-specific 
parking and loading analysis based on the final tenant mix, 
demonstrate continued compliance with the shared parking 
agreement, and satisfy applicable WCTZR accessible-parking and 
loading requirements.

6. Refuse and Service Areas. Final dumpster quantity, location, 
enclosure design, recycling, loading, and service functions 
shall be shown with the applicable FDP. All dumpsters serving 
Lots 1 and 13 shall be located on the subject parcels and 
shall comply with WCTZR Section 4.02.C.7. The masonry dumpster 
enclosures shown on Lot 13 and Lot 1 shall each be sized to 
accommodate a minimum of two eight-cubic-yard dumpsters, as 
depicted on the approved plan. The required dumpster capacity 
shall be provided within a single enclosure on each lot and 
shall not be divided among separate smaller enclosures. Refuse 
facilities shall be appropriately sized for the approved 
tenant mix and located and screened to minimize impacts on 
adjoining properties. All waste grease, cooking oil, and 
similar materials shall be stored within the principal 
building. Exterior grease tanks, totes, barrels, or similar 
storage containers shall not be permitted.

7. Architecture, Landscaping, and Lighting. Each FDP shall 
provide complete building elevations, landscape plans, 
grading, and photometric plans demonstrating consistency with 
the established development character of The Oaks and 
compliance with applicable WCTZR standards. Lighting and 
vehicle-oriented glare shall be minimized along residential-
facing edges. Existing trees on Lot 15 that are dead, dying, 
or in an unhealthy condition shall be replaced with comparable 
landscaping as part of the development of Lots 1 and 13. For 
Lot 13, the FDP shall maintain a site arrangement and 
architectural character generally comparable to the plans and 
elevations previously presented with FDP 06-26-A, subject to 
reasonable refinement through final development review.  Lot 1 
shall incorporate a minimum of 50 percent of architectural 
masonry such as brick, natural stone, or manufactured stone on 
all building elevations. The required masonry percentage shall 
not include EIFS, vinyl siding or fiber cement siding or 
board.

8. Signage. Signage shall comply with WCTZR Article 9 and 
applicable PUD conditions. Sign locations shown on the PDP are 
conceptual and do not constitute sign approval. Electronic 
message center signs shall not be permitted on Lots 1 or 13.
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9. Prohibited Uses. Automobile or truck sales/dealership, a 
vehicle rental agency or substantially similar retail uses 
shall not be permitted on Lots 1 or 13.

10. Departmental Review. Final development shall address all 
applicable comments and requirements of West Chester Township, 
Butler County, and the Ohio Department of Transportation 
(ODOT), subject to review and approval by the respective 
reviewing departments and agencies.

11. Lot 1 Drive-Through Restriction. Any drive-through window 
facility on Lot 1 shall be limited to a use that does not 
provide food or beverages. Food, beverage, and quick-service 
restaurant drive-through uses shall not be permitted on Lot 1.
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WEST CHESTER TOWNSHIP 
BOARD OF TRUSTEES STAFF REPORT 

October 13, 2026 
MC-09-26  |  MAJOR CHANGE - REVISED PRELIMINARY DEVELOPMENT PLAN

The Oaks at Wetherington, Lots 1 & 13 

CASE # APPLICANT REPRESENTATIVE PARCEL # ZONING 
MC-09-26 Liberty Way Investments, 

LLC (Owner/Applicant)
Bayer Becker M5620-461-000-030 and 

M5620-461-000-031
SP-PUD 

REQUEST 
Liberty Way Investments, LLC requests approval of a Major 
Change and revised Preliminary Development Plan for Lots 1 
and 13 of the Keefe Property SP-PUD. The proposal replaces 
the previously approved larger two story single-building of 
approximately 45,000 square foot concept with two smaller 
mixed-use buildings: a 6,000- to 10,000-square-foot building 
on Lot 1 and a 9,343-square-foot mulƟ-tenant building on Lot 
13, for a combined maximum of 19,343 square feet. The 
revised PDP also establishes associated parking, internal 
circulaƟon, Foster Lane improvements, pedestrian 
connecƟons, conceptual site features, and alternates for each 
lot to accommodate 

tenants 

PRIOR SITE ACTIONS 
2016 ZMA 04-2016: Established the Keefe Property SP-PUD.  
2025 MC 08-25 / Trustee ResoluƟon 26-2025: Approved a revised Preliminary Development Plan for 

Tract 2, reducing development intensity and reorganizing the remaining commercial area. 
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2026 FDP 01-26-B / Zoning Commission ResoluƟon 26-2: Established the current lot configuraƟon 
and related circulaƟon and landscaping requirements.  
FDP 06-26-A: Proposed a standalone development plan for Lot 13. The Zoning Commission 
determined that the changes required approval as a Major Change, resulƟng in MC 08-26 

SURROUNDING DEVELOPMENT  

AREA ZONING EXISTING USE COMP PLAN DESIGNATION 
Subject 

ProperƟes 
SP- PUD Vacant Planned Community 

North Liberty 
Township 

Liberty Center Liberty Township 

South SP-PUD Planet Fitness Planned Community 
East SP-PUD Vacant Planned Community 
West SP-PUD Towns of Wetherington Townhomes Planned Community 

 

ZONING COMMISSION  

COMMISSION RECAP 

On September 21, 2026, the Zoning Commission voted 5–0 in support of Case MC09-26, subject to the 
condiƟons in the staff report, with two modificaƟons. CondiƟon 6 was amended to require the dumpster 
enclosure area on Outlot 13 to accommodate a minimum of two eight-cubic-yard dumpsters. CondiƟon 
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11 was added to limit any drive-through window facility on Outlot 1 to a non-food use. These 
modificaƟons are incorporated into the condiƟons below and highlighted for reference. 

POST COMMISSION PLAN UPDATES  

Following the hearing, the applicant submiƩed revised PDP materials, including a layout sheet revised 
September 25, 2026. The revisions primarily address the drive-through configuraƟon on Outlot 13 to 
accommodate the proposed operaƟon and add dumpster enclosures on either side of the landscape 
buffer directly south of the drive-through lane. The layout also includes a note prohibiƟng food or 
beverage drive-throughs on Outlot 1, consistent with the Commission’s recommendaƟon. These revised 
materials were submiƩed aŌer the Commission’s hearing and are presented for the Trustees’ 
consideraƟon. 

PLANNING AND ZONING ANALYSIS 

COMPREHENSIVE LAND USE PLAN  

The 2025 Comprehensive Land Use Plan designates the subject property and surrounding West Chester 
properƟes as Planned Community. The proposed land-use paƩern remains commercial and is consistent 
with the established PUD and Planned Community designaƟon. The principal compaƟbility issue is the 
residenƟal interface west of Lot 1. Because the proposed Lot 1 parking area sits at a higher elevaƟon 
than porƟons of the adjacent townhome development, final site design should include supplemental 
landscape screening sufficient to reduce headlight glare and views of the parking field from the 
residences. 

ZONING RESOLUTION STANDARDS  

WCTZR SecƟon 10.01.R.1 governs Major Changes to exisƟng Planned Unit Developments. The proposal 
modifies the approved distribuƟon, locaƟon, and scale of the remaining building program on Lots 1 and 
13 and is appropriately processed as a Major Change with a revised Preliminary Development Plan. 
Review should consider compaƟbility with surrounding development; adequacy of access, circulaƟon, 
parking, and service funcƟons; landscaping and buffering; and consistency with the intent and purpose 
of the Zoning ResoluƟon. Prior PUD condiƟons not specifically modified by MC-09-26 remain applicable. 

PERMITTED USES  

Lots 1 and 13 are within the commercial porƟon of the Keefe Property SP-PUD and may accommodate 
retail, restaurant, office, and other commercial uses permiƩed by the governing PUD approvals. 
ResidenƟal uses approved elsewhere within the PUD are not proposed on these lots. No specific tenants 
are approved through this Major Change. Lot 1 is presently contemplated for a bank, financial 
insƟtuƟon, or similar financial-service use. A restaurant or quick-service restaurant with a drive-through 
is not proposed or approved for Lot 1 as part of this Major Change. A drive-through or pick-up facility on 
Lot 1 may be considered only when accessory to a bank, financial insƟtuƟon, or substanƟally similar use 
and shall remain subject to final FDP review. Lot 13 may accommodate a drive-through or pick-up 
window, including as part of a restaurant use, subject to FDP review demonstraƟng adequate parking, 
stacking, circulaƟon, pedestrian safety, screening, lighƟng, noise control, and compaƟbility with 
surrounding development. 
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SITE DESIGN AND COMPATIBILITY ANALYSIS 

ACCESS AND CIRCULATION  

The Major Change Plan conƟnues to rely on the established internal circulaƟon network and Foster Lane, 
an exisƟng private street within the PUD. The plan also includes addiƟonal on-street parallel parking 
along Foster Lane and a pedestrian crossing with sidewalk connecƟons to the Planet Fitness site. To 
provide flexibility for future tenants, alternate site configuraƟons are proposed for Lots 1 and 13. For Lot 
1, any drive-through or pick-up facility is intended to serve a bank, financial insƟtuƟon, or substanƟally 
similar use; a restaurant or quick-service restaurant drive-through is not contemplated by this approval. 
Lot 13 may include a drive-through or pick-up window associated with an otherwise permiƩed 
commercial or restaurant use. Final FDP review shall demonstrate safe circulaƟon and adequate stacking 
and address pedestrian conflicts, menu-board and speaker placement where applicable, lighƟng, noise, 
screening, and compaƟbility with nearby development 
 
PARKING 

The preliminary parking analysis uses a mixed-use raƟo of one space per 300 square feet. At the 
maximum 10,000-square-foot Lot 1 building, 34 spaces are shown as required and 37 are provided. For 
the 9,343-square-foot Lot 13 building, 32 spaces are shown as required and 22 are provided. Both lots 
parƟcipate in the established shared parking system, which is idenƟfied as providing 385 spaces against 
225 required for the parƟcipaƟng lots. The reduced building program is expected to reduce demand 
compared with the prior concept; however, the actual requirement will depend on the final tenant mix. 
Each FDP must provide use-specific parking, loading, accessible-parking calculaƟons, and conƟnued 
compliance with the shared parking agreement. 

LIGHTING 

Final lighƟng and photometric plans are not approved through this Major Change. Each future FDP must 
demonstrate compliance with WCTZR ArƟcle 8, including fixture height, shielding, and property-line 
illuminaƟon. ParƟcular aƩenƟon should be given to the western edge of Lot 1 so that site lighƟng, 
parking-lot lighƟng, and vehicle headlights do not create unnecessary glare toward the Towns of 
Wetherington. 

LANDSCAPING AND WESTERN RESIDENTIAL BUFFER  

The revised PDP is conceptual and does not include the final landscape plan required with each FDP. 
Final landscaping must remain consistent with the established character and prior approvals for The 
Oaks and saƟsfy applicable street-tree, perimeter, parking-lot, and open-space standards. Staff 
recommends supplemental screening along the west side of Lot 1, parƟcularly adjacent to the parking 
area, using evergreen and/or other materials of sufficient height and density to reduce headlight impacts 
and views toward the townhome development. The final grading relaƟonship should determine the 
necessary screening height and composiƟon. 
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OPERATIONAL AND DESIGN CONSIDERATIONS 

SCREENING AND WASTE HANDLING  

Final refuse, recycling, loading, and service-area locaƟons are required at the FDP stage. Development of 
Lot 13 shall include an on-site dumpster and enclosure located on Lot 13 and designed in accordance 
with WCTZR SecƟon 4.02.C.7. Dumpster quanƟƟes must be adequate for the final tenant mix and 
consolidated to the greatest extent pracƟcable. All enclosures must comply with applicable WCTZR 
standards and prior PUD condiƟons, including compaƟble masonry materials, opaque gates, and 
required screening. Under WCTZR SecƟon 3.02.F, objecƟonable odors and other substances are 
prohibited. The Township has experienced an increase in problems associated with poorly managed 
outdoor grease containers, including odors, spills, staining, and general site-maintenance concerns. 
Accordingly, all waste grease, cooking oil, and similar materials shall be stored within the principal 
building. Exterior grease tanks, totes, barrels, or similar storage containers shall not be permiƩed. 
Refuse, loading, and similar service funcƟons for Lot 1 should, where pracƟcable, be located away from 
the western residenƟal-facing edge and screened from the Towns of Wetherington. 

ARCHITECTURAL TREATMENT AND BUILDING ELEVATIONS 

Building elevaƟons are not approved as part of the revised PDP. Future FDP applicaƟons for Lots 1 and 13 
must provide complete architectural elevaƟons and demonstrate compaƟbility with previously approved 
and constructed buildings within The Oaks, including mulƟ-sided architectural treatment, durable 
exterior materials, rooŌop and mechanical screening, and appropriate treatment of rear and service 
elevaƟons visible from Foster Lane and adjacent properƟes. 

For Lot 13, the site arrangement and architectural character presented with the future FDP shall be 
generally comparable to the Lot 13 site plan and elevaƟons previously presented to the Zoning 
Commission as part of FDP 06-26-A, including the overall building orientaƟon, storefront treatment, 
masonry character, and relaƟonship of the building to parking and circulaƟon. Minor refinements may be 
considered through the FDP process provided the overall design character remains consistent with the 
previously presented concept. 
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PRIOR LOT 13 FDP DESIGN REFERENCE 

As part of FDP 06-26-A, the applicant previously presented the following site plan, architectural 
elevaƟons, and building renderings for Lot 13 to the Zoning Commission. While FDP 06-26-A was not 
approved as a standalone Final Development Plan, these materials provide the architectural and site-
design context previously reviewed by the Commission and serve as a reference for the future 
development of Lot 13. The future FDP for Lot 13 shall remain generally comparable in overall site 
arrangement, building orientaƟon, architectural character, storefront treatment, masonry materials, and 
relaƟonship to parking and circulaƟon, while allowing reasonable refinement through final development 
review. 

 SIGNAGE  

The revised PDP depicts conceptual ground-mounted monument sign locaƟons. Final sign type, area, 
height, setback, separaƟon, and placement are not approved through this Major Change and must 
comply with WCTZR ArƟcle 9 and all applicable PUD condiƟons at the FDP and zoning-cerƟficate stages. 
Staff recommends that electronic message center signs not be permiƩed on Lots 1 or 13 
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OTHER SITE SPECIFIC CONSIDERATIONS  

The Major Change Plan is intended to accommodate neighborhood-serving retail, restaurant, office, and 
commercial-service uses in smaller-format buildings. Staff recommends prohibiƟng automobile or truck 
sales/dealership uses or substanƟally similar retail uses on Lots 1 and 13. Outdoor seaƟng may be 
considered with future FDP applicaƟons where adequate pedestrian circulaƟon, parking, and separaƟon 
from residenƟal uses are demonstrated. 

MAJOR CHANGE/PLANNED UNIT DEVELOPMENT CONSIDERATIONS AND STAFF FINDINGS 

REVIEW CONSIDERATIONS  

 The Major Change retains the established commercial land-use pattern and is consistent with the 
Planned Community designation of the 2025 Comprehensive Land Use Plan. 

 The maximum combined building area of 19,343 square feet is a substantial reduction from the 
previously approved larger single-building concept and reduces the physical scale and massing of 
the remaining commercial buildout. 

 The existing internal street network, Foster Lane, shared parking system, and proposed pedestrian 
improvements can serve the reduced building program, subject to final FDP review and use-specific 
parking and loading calculations. 

 Compatibility with the Towns of Wetherington can be improved through supplemental western-
edge landscaping, lighting controls, and location of service functions away from the residential 
interface. 

 Future architecture, landscaping, lighting, waste handling, parking, loading, and signage remain 
subject to detailed FDP review, the WCTZR, and prior PUD approvals. 

SUMMARIZED AREAS OF CONCERN/STAFF FINDINGS  

1. ResidenƟal interface. The Lot 1 parking area is immediately east of the Towns of Wetherington, across 
the internal private street, and is higher than porƟons of the residenƟal development. Supplemental 
landscape screening is warranted to reduce headlight glare and visual impacts. 

2. Final FDP details. The revised PDP establishes the development envelope but does not resolve final 
tenant parking raƟos, loading, architecture, landscaping, lighƟng, signage, or refuse-service details. 
Those items must be demonstrated with each future FDP. 



CONDITIONS OF APPROVAL  
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Staff recommends approval subject to the following condiƟons, incorporaƟng the Zoning Commission’s recommended 
modificaƟons to CondiƟon 6 and addiƟon of CondiƟon 11. CondiƟon 1 idenƟfies the revised plans submiƩed following the 
Commission’s hearing 

1. Substantial Conformance. Development of Lots 1 and 13 shall substantially conform to the revised Preliminary 
Development Plan prepared by Bayer Becker, revised September 25, 2026, and accompanying sheets included in the 
Trustees’ approval, as modified by these conditions. All conditions of Trustee Resolution 04-2016, Trustee 
Resolution 26-2025 (MC 08-25), and other applicable PUD approvals not specifically modified by MC09-26 remain in 
full force and effect. 

2. Maximum Building Area. The combined building area on Lots 1 and 13 shall not exceed 19,343 square feet. Lot 1 
shall contain a building between 6,000 and 10,000 square feet, and Lot 13 shall not exceed 9,343 square feet. 

3. Foster Lane and Pedestrian Improvements. Foster Lane shall remain an existing private street within the PUD. 
Improvements associated with development of Lots 1 and 13 shall include the on-street parallel parking and 
pedestrian crossing and sidewalk connections generally shown on the revised PDP, subject to final engineering and 
agency review. 

4. Western and Southern Buffer. T he FDP for Lot 1 shall provide supplemental landscape screening along the western 
side of the parking area sufficient to reduce headlight glare and views toward the Towns of Wetherington. Screening 
shall account for the final grading relationship and include trees and vegetation of sufficient height and density to 
provide an effective year-round visual buffer. The FDP for Lot 13 shall provide a landscape buffer south of the drive-
through lane to screen vehicles and soften views of the drive-through and adjacent dumpster enclosures from 
Foster Lane and surrounding properties. Landscaping shall maintain required sight distance and shall not obstruct 
pedestrian routes or access to the dumpster enclosures 

5. Parking and Loading. Each FDP shall provide a use-specific parking and loading analysis based on the final tenant 
mix, demonstrate continued compliance with the shared parking agreement, and satisfy applicable WCTZR 
accessible-parking and loading requirements.  

6. Refuse and Service Areas. Final dumpster quantity, location, enclosure design, recycling, loading, and service 
functions shall be shown with the applicable FDP. All dumpsters serving Lots 1 and 13 shall be located on the subject 
parcels and shall comply with WCTZR Section 4.02.C.7. The dumpster enclosure area on Outlot 13 shall 
accommodate a minimum of two eight-cubic-yard dumpsters. Refuse facilities shall be appropriately sized for the 
approved tenant mix and located and screened to minimize impacts on adjoining properties. All waste grease, 
cooking oil, and similar materials shall be stored within the principal building. Exterior grease tanks, totes, barrels, or 
similar storage containers shall not be permitted 

7. Architecture, Landscaping, and Lighting. Each FDP shall provide complete building elevations, landscape plans, 
grading, and photometric plans demonstrating consistency with the established development character of The Oaks 
and compliance with applicable WCTZR standards. Lighting and vehicle-oriented glare shall be minimized along 
residential-facing edges. Existing trees on Lot 15 that are dead, dying, or in an unhealthy condition shall be replaced 
with comparable landscaping as part of the development of Lots 1 and 13. For Lot 13, the FDP shall maintain a site 
arrangement and architectural character generally comparable to the plans and elevations previously presented 
with FDP 06-26-A, subject to reasonable refinement through final development review. 

8. Signage. Signage shall comply with WCTZR Article 9 and applicable PUD conditions. Sign locations shown on the PDP 
are conceptual and do not constitute sign approval. Electronic message center signs shall not be permitted on Lots 1 
or 13. 

9. Prohibited Uses. Automobile or truck sales/dealership, or substantially similar retail uses shall not be permitted on 
Lots 1 or 13. 

10. Departmental Review. Final development is subject to review and approval by all applicable West Chester 
Township, Butler County, and ODOT comments and requirements 

11. Outlot 1 Drive through restriction. Any drive through window facility on outlot 1 shall be limited to a non-
food/beverage/quickservice use 
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RESOLUTION NO. 32-2026 
 

Resolution approving a Major Change and revised Preliminary Development 
Plan for Lots 1 and 13 of the Keefe Property SP-PUD 

Case MC-09-26 

WHEREAS, the Keefe Property SP-PUD was established through ZMA 04-
2016, and subsequent approvals include Trustee Resolution 26-2025 (MC 08-25), 
approving a revised Preliminary Development Plan for Tract 2, and Zoning 
Commission Resolution 26-2 (FDP 01-26-B), establishing the current lot 
configuration and related circulation and landscaping requirements; and 

WHEREAS, Liberty Way Investments, LLC, through its representative Bayer 
Becker, requests approval of a Major Change and revised Preliminary Development 
Plan for Lots 1 and 13, Parcel Nos. M5620-461-000-030 and M5620-461-000-031, 
replacing the previously approved single-building concept with a 6,000- to 10,000-
square-foot building on Lot 1 and a building not exceeding 9,343 square feet on Lot 
13, together with associated parking, circulation, landscaping, and pedestrian 
improvements; and 

WHEREAS, on September 21, 2026, the West Chester Township Zoning 
Commission held a public hearing on Case MC-09-26 and voted 5–0 to recommend 
approval with conditions, including capacity for at least two eight-cubic-yard 
dumpsters on Lot 13 and a restriction on food and beverage drive-through uses on 
Lot 1; and 

WHEREAS, following the Commission’s hearing, the applicant submitted 
revised Preliminary Development Plan materials, including a layout sheet revised 
September 25, 2026, for consideration by the Board of Trustees; and 

WHEREAS, October 13, 2026, the West Chester Township Board of Trustees 
held a public hearing on the application and considered the staff report, the 
Commission’s recommendation, the revised plans, and the evidence presented; and 

WHEREAS, the Board finds that the proposal, subject to the conditions in 
Exhibit A, is consistent with the Planned Community designation of the 2025 
Comprehensive Land Use Plan and the intent of the established SP-PUD, reduces the 
approved building scale, and provides for compatibility with surrounding 
development through final development review and required site improvements; 

NOW THEREFORE BE IT RESOLVED, on the basis of the above actions and 
findings, by the West Chester Township Board of Trustees that:  
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SECTION 1. The Board approves Case MC-09-26, a Major Change and revised 
Preliminary Development Plan for Lots 1 and 13 of the Keefe Property SP-PUD, 
subject to the conditions in Exhibit A, which is incorporated into this Resolution. 

SECTION 2. This approval is limited to the Major Change and revised Preliminary 
Development Plan. Each lot remains subject to Final Development Plan approval. 
Prior PUD approvals and conditions remain applicable except as expressly modified 
by this Resolution 

 

Adopted this  day of    , 2026. 
 

     

  Ann Becker, Chair   Yes/No 

     

ATTEST:  Lee Wong, Vice Chair  Yes/No 

     

Bruce Jones, Fiscal Officer  Amanda Ortiz, Trustee   Yes/No 

     

APPROVED AS TO FORM:      

Scott D. Phillips, Law Director     
 

 

 

 

 

 
 
 
 
 
  



 

 
Page 3 of 5 (RES: 32-2026) 

 

Exhibit A 

Conditions of Approval 
Case MC-09-26 Keefe Property Lots 1 and 13 

1. Substantial Conformance. Development of Lots 1 and 13 shall substantially 
conform to the revised Preliminary Development Plan prepared by Bayer Becker, 
revised September 25, 2026, and accompanying sheets included in the Trustees’ 
approval, as modified by these conditions. All conditions of Trustee Resolution 
04-2016, Trustee Resolution 26-2025 (MC 08-25), and other applicable PUD 
approvals not specifically modified by MC-09-26 remain in full force and effect.  
Unless expressly modified by the approved Preliminary Development Plan or 
these conditions of approval, the Zoning Resolution in effect at the time of 
submission of any future Final Development Plan application shall govern review 
of the Final Development Plan. Approval of this Preliminary Development Plan 
shall not be interpreted as approval of deviations from otherwise applicable 
Zoning Resolution standards unless such deviations are specifically identified 
and approved. 

2. Maximum Building Area. The combined building area on Lots 1 and 13 shall not 
exceed 19,343 square feet. Lot 1 shall contain a building between 6,000 and 
10,000 square feet, and Lot 13 shall not exceed 9,343 square feet. 

3. Foster Lane and Pedestrian Improvements. Foster Lane shall remain an existing 
private street within the PUD. Improvements associated with development of 
Lots 1 and 13 shall include the on-street parallel parking and pedestrian crossing 
and sidewalk connections generally shown on the revised PDP, subject to final 
engineering and agency review. 

4. Western and Southern Buffer. The FDP for Lot 1 shall provide supplemental 
landscape screening along the western side of the parking area sufficient to 
reduce headlight glare and views toward the Towns of Wetherington. Screening 
shall account for the final grading relationship and include trees and vegetation 
of sufficient height and density to provide an effective year-round visual buffer. 
The FDP for Lot 13 shall provide a landscape buffer south of the drive-through 
lane to screen vehicles and soften views of the drive-through and adjacent 
dumpster enclosures from Foster Lane and surrounding properties. Landscaping 
shall maintain required sight distance and shall not obstruct pedestrian routes 
or access to the dumpster enclosures. 

5. Parking and Loading. Each FDP shall provide a use-specific parking and loading 
analysis based on the final tenant mix, demonstrate continued compliance with 
the shared parking agreement, and satisfy applicable WCTZR accessible-parking 
and loading requirements. 
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6. Refuse and Service Areas. Final dumpster quantity, location, enclosure design, 
recycling, loading, and service functions shall be shown with the applicable FDP. 
All dumpsters serving Lots 1 and 13 shall be located on the subject parcels and 
shall comply with WCTZR Section 4.02.C.7. The masonry dumpster enclosures 
shown on Lot 13 and Lot 1 shall each be sized to accommodate a minimum of 
two eight-cubic-yard dumpsters, as depicted on the approved plan. The 
required dumpster capacity shall be provided within a single enclosure on each 
lot and shall not be divided among separate smaller enclosures. Refuse facilities 
shall be appropriately sized for the approved tenant mix and located and 
screened to minimize impacts on adjoining properties. All waste grease, cooking 
oil, and similar materials shall be stored within the principal building. Exterior 
grease tanks, totes, barrels, or similar storage containers shall not be permitted. 

7. Architecture, Landscaping, and Lighting. Each FDP shall provide complete 
building elevations, landscape plans, grading, and photometric plans 
demonstrating consistency with the established development character of The 
Oaks and compliance with applicable WCTZR standards. Lighting and vehicle-
oriented glare shall be minimized along residential-facing edges. Existing trees 
on Lot 15 that are dead, dying, or in an unhealthy condition shall be replaced 
with comparable landscaping as part of the development of Lots 1 and 13. For Lot 
13, the FDP shall maintain a site arrangement and architectural character 
generally comparable to the plans and elevations previously presented with FDP 
06-26-A, subject to reasonable refinement through final development review.  
Lot 1 shall incorporate a minimum of 50 percent of architectural masonry such 
as brick, natural stone, or manufactured stone on all building elevations. The 
required masonry percentage shall not include EIFS, vinyl siding or fiber cement 
siding or board. 

8. Signage. Signage shall comply with WCTZR Article 9 and applicable PUD 
conditions. Sign locations shown on the PDP are conceptual and do not 
constitute sign approval. Electronic message center signs shall not be permitted 
on Lots 1 or 13. 

9. Prohibited Uses. Automobile or truck sales/dealership, a vehicle rental agency 
or substantially similar retail uses shall not be permitted on Lots 1 or 13. 

10. Departmental Review. Final development shall address all applicable comments 
and requirements of West Chester Township, Butler County, and the Ohio 
Department of Transportation (ODOT), subject to review and approval by the 
respective reviewing departments and agencies. 
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11. Lot 1 Drive-Through Restriction. Any drive-through window facility on Lot 1 
shall be limited to a use that does not provide food or beverages. Food, beverage, 
and quick-service restaurant drive-through uses shall not be permitted on Lot 1. 
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ATTACHMENT B 

REVISED PRELIMINARY DEVELOPMENT PLAN,  

LOTS 1 AND 13 
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ATTACHMENT C 

FDP 06-26-A LOT 13 SITE PLAN AND ARCHITECTURAL 

ELEVATIONS  

 















MC 09-26 Keefe Property; 
Lots 1 & 13



THE APPLICANT SHOULD PREPARE DEFINITIVE STATEMENTS REGARDING THE 
FOLLOWING: (USE ADDITIONAL SHEETS IF NECESSARY) 
 
1) What are the specific changes in the character and conditions of the area, which have 
 occurred to make the property no longer suitable or appropriate for the existing PUD 
 classification or to make the property appropriate for the proposed PUD district? 
 
Consistent with the balance of the project, we have been entitling and building out the 
commercial components of the development in the east to west direction.  Based on feedback 
from the Township at the July hearing, it was determined that the site plan refinements to the 
remaining portion of the developable area were significant enough to merit a new PDP.  
Consistent with that interpretation, we are submitting this PDP that refines a development vision 
that we feel most appropriately matches the ongoing progression of the market and this district. 
The scale, massing and density of the originally approved building footprints are being reduced 
to respond to market feedback and better match demand.   
 
Since the original approval, the commercial marketplace has evolved significantly. Many 
national retailers and restaurants have reduced their prototype sizes, adopted omnichannel 
business models, or located elsewhere within the Township, substantially reducing demand for 
large-format commercial space once included in the plan. The proposed amendment responds 
to these changing market conditions by allowing a greater variety of smaller-format retail and 
restaurant users that better reflect current leasing trends. Rather than diminishing the project, 
this approach creates a more engaging environment with additional storefronts, greater tenant 
diversity, improved long-term occupancy potential, and increased flexibility to adapt to future 
market demands. The result is a commercial center that is more resilient, more attractive to 
residents, and better aligned with the Township's long-term planning objectives 
 
 
 
 
2) What is the benefit that the neighborhood or community as a whole will derive from this 
 change? 

The proposed amendment will provide a more vibrant, sustainable, and occupied commercial 
center that better serves both nearby residents and the traveling public. By allowing a greater 
diversity of smaller-format retail, restaurant, and service uses, the project can attract a broader 
range of tenants, resulting in increased shopping and dining choices, greater convenience, and 
enhanced economic vitality. 

The revised layout will also create a more engaging pedestrian environment through additional 
storefronts, a curbside pick-up window, and varied entrances while preserving the overall 
commercial character and intensity previously envisioned for the site. By enhancing the 
marketability and long-term viability of the remaining commercial area, the amendment 
increases the ability for the project to be built and occupied in the near term, ensuring that the 
community realizes the full benefit of the previously approved development. 

 
 
 
 



3) Will the site be accessible from public roads, which are adequate to carry the traffic that will 
 be imposed upon them if the change is granted, or will road improvements be required? 
 
Yes.  The site will be accessible from Foster Lane (private) and with the reduction in overall 
density, the traffic volumes and parking demand will be less than what was originally 
approved. The roadway improvements in place on Liberty Way were constructed per the 
approved TIS for overall development. 
 
 
4) Has this change been discussed with regard to traffic design with the Butler County 
 Engineer's office? When? Who? 
 
A Traffic Impact Study has been performed on the site for the full intensity of the original PDP. 
The modification in 2025 and the proposed modification reduce the intensity of use from the 
original study. Traffic improvements were constructed based on the TIS study. 
 
 
5) Is the property currently or can it be serviced by public sewer and water and can proper 
 drainage by provided? 
 
The site is served by existing public water and sewer mains existing water and sewer service 
stubs are constructed for Lot 1 and Lot 13. The stormwater basin was designed and constructed 
for water quality and quantity for the development, including the proposed modification area. 
 
 
6) What is the anticipated proposed use of property and character (architectural treatment) of 
 the development? 

The proposed development is intended to accommodate a mix of neighborhood-serving retail, 
restaurant, and commercial service uses consistent with the previously approved commercial 
vision for The Oaks. The revised building footprints are designed to provide greater flexibility for 
smaller-format tenants that better reflect current market demand while maintaining the overall 
character and function of the commercial center. 

Architecturally, the buildings will be designed to be compatible with the existing development 
within The Oaks and will incorporate high-quality materials, including brick, CMU, fiber cement, 
metal accents, glass, and other complementary finishes, together with enhanced landscaping, 
pedestrian connections, and site amenities. The overall design will continue the established 
architectural character set throughout the development while providing an attractive and inviting 
streetscape with better distributed and smaller parking fields.   
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