
 

 

PLANNING COMMISSION AGENDA 
CITY OF PIQUA, OHIO 

6:00 PM – TUESDAY, MAY 12, 2026 
MUNICIPAL GOVERNMENT COMPLEX 

COMMISSION CHAMBERS – 201 W. WATER STREET 
 
CALL TO ORDER 
 
Chair Comments – Opening Remarks 
 
ROLL CALL – Clerk Calls the Roll 
 
Meeting Minutes – April 14, 2026 
 
 
OLD BUSINESS 
 

1. RESOLUTION PC 03-26 – Plat with Dedication – Whitetail Bend Section 1 & 2 (TABLED) 
A resolution to approve a Plat with dedication for Whitetail Bend, Section 1 & 2 (Previously called Deerfield 
Section 4 & 5) 
 

2. RESOLUTION PC 07-26 – Zoning Map Amendment – N44-100684 (TABLED) 
A resolution to approve a Zoning Map Amendment on parcel ID #N44-100684 from “AG” Agriculture to “S-
RM” Residential Multi-Unit 
 
 

NEW BUSINESS 
 

1. RESOLUTION PC 08-26 – Special Use – 319 N. Main Street 
A resolution to approve a special use for personal service at 319 N. Main Street 
 

 
OTHER BUSINESS 
 

1. Comprehensive Plan Discussion – 2026 
 

ADJOURNMENT 
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PLANNING COMMISSION MINUTES 
CITY OF PIQUA, OHIO 

6:00 P.M. – TUESDAY, APRIL 14, 2026 
COMMISSION CHAMBERS – 201 W. WATER STREET 

 
 
CALL TO ORDER 

Vice Chairman Mr. Eddie Harvey called the meeting to order at 6:00PM. Mr. Harvey outlined the order of 
business and procedures that will be followed by the Planning Commission. 

ROLL CALL 

Members Present: Terry Wright, Micah Underwood, Eddie Harvey 

Absent: Brad Bubp, Adam Seas 

A motion was made by Mr. Underwood and seconded by Mr. Wright to excuse Mr. Bubp and Mr. Seas.  All 
in favor, motion passed 3-0. 

Mr. Wright made a motion and Mr. Underwood seconded to appoint Mr. Harvey as Chair and Mr. 
Underwood as Vice-Chair of the Planning Commission for 2026.  All in favor, motion passed 3-0. 

Mr. Wright made a motion and Mr. Harvey seconded to appoint Mr. Underwood as Board of Zoning Appeals 
representative of the Planning Commission for 2026.  All in favor, motion passed 3-0. 

Mr. Wright made a motion and Mr. Underwood seconded to approve the February 10, 2026 meeting 
minutes.   All in favor, motion passed 3-0. 

OLD BUSINESS 

None 

NEW BUSINESS 

Resolution PC 03-26 – Plat with Dedication – Whitetail Bend Section 1 & 2 

Mr. Kyle Hinkelman, City of Piqua Community Services Director, gave the staff report on the case.  Mr. 
Hinkelman discussed the process for approval and detailed how planning commission meetings fit into 
the overall process of project approval.  He discussed the preliminary plat approval that previously 
occurred in November 2024, and how the request for a final plat with dedication is reviewed and the 
process for approval. 

Mr. Hinkelman continued to discuss the requested approval of Whitetail Bend Section 1 & 2, which 
includes the development of 22.72 acres of land with 42 buildable lots in Section 1 and 33 buildable lots 
in Section 2.  He noted the site layout, utilities, and roadway design.  He continued to discuss the 
stormwater management on the site and noted that it was reviewed by a third party (Access Engineering) 
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to assure compliance and to assure there isn’t a conflict of interest with ChoiceOne Engineering is who is 
used to review many plans within the City.  Mr. Hinkelman noted that when looking at Final Development 
requests, it must be reviewed against the Preliminary Development Plan approval.  He continued that the 
request was substantially in line with the Preliminary Development Plan approved in 2024, and therefore 
the Staff must recommended approval of the requested Final Development Plan. 

Rob Smith from DR Horton, the applicant, was there to discuss the request and respond to questions. 

There was substantial discussion related to the specific design of the stormwater management system 
proposed and how it relates to the existing stormwater in and around the proposed development. 

The public provided additional comments regarding water flow, ground saturation, green space 
requirements, and construction traffic.  Mr. Hinkelman responded to questions regarding the process, 
and the previous approvals.  He noted that the stormwater management and calculations were done by a 
professional engineer who reviews the requests and confirms that they meet the city and EPA 
requirements. 

Mr. Underwood asked specific questions about the hydrology of the area and wanted to get a clear 
understanding of where the spillway noted on the plans goes.  He also wanted to understand better the 
easement for stormwater that goes through Eagle’s Nest.  Mr. Hinkelman noted the questions and said 
that Staff would provide answers to as many questions as they could with the support of the applicant 
and stormwater engineer.  He noted that he would gather any additional questions and bring them back 
with answers to the next Planning Commission meeting.   

The Planning Commission members discussed their process and considerations. 

Mr. Harvey made a motion to table the case and Mr. Underwood seconded.  All ayes, motion to table to 
the May 12, 2026 meeting passed 3-0.   

Resolution PC 04-26 – Replat with Dedication – N44-250056 

Mr. Hinkelman gave the staff report on the case.  He detailed the requested lot split and explained that 
this was the next step in the creation of a parcel for Wawa to develop their new store.  Mr. Hinkelman 
discussed how this site had previous approvals for the sale of the property and for Special Use approval.  
He continued to explain the Comprehensive Plan designation of Corridor, which supports such 
development.  He detailed the process for approval and noted that after review Staff recommended 
approval of the request. 

Cody Mora, a representative of Hutton, the site developer, spoke in favor of the case.  He noted the 
continued effort by the developer to move the project forward and that this request was the next step to 
purchase and consolidation of the lots necessary for the Wawa.  

Mr. Wright made a motion to approve the case and Mr. Underwood seconded.  All ayes, motion for 
approval passed 3-0.  Case will be heard by the City Commission on April 21, 2026. 

Resolution PC 05-26 – Replat with Dedication – 201 Fox Drive 

Mr. Hinkelman gave the staff report on the case.  He explained the request to consolidate two parcels 
that are owned by the same owner.  He discussed the expansion of business and how the lot 
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consolidation was supporting the development.  Mr. Hinkelman detailed the process for approval and 
noted that after review Staff recommended approval of the request.   

Mr. Underwood made a motion to approve the case and Mr. Wright seconded.  All ayes, motion for 
approval passed 3-0.  Case will be heard by the City Commission on April 21, 2026. 

Resolution PC 06-26 – Replat with Dedication – Washington Road 

Mr. Hinkelman gave the staff report on the case.  He discussed the request to consolidate three existing 
parcels that are owned by the same owner.  He noted this is generally considered an administrative 
function, but the request also includes the addition of two lot splits and easements, which is why the 
Planning Commission was reviewing the case. 

Mr. Hinkelman detailed the parcels being combined and those being split, and noted the process for such 
approval.  Additionally, he stated that based on the materials provided by the applicant and review of the 
Development Code that Staff was recommending approval of the request. 

There were general questions about right-of-way width, which were answered.  

Mr. Underwood made a motion to approve the case and Mr. Wright seconded.  All ayes, motion for 
approval passed 3-0.  Case will be heard by the City Commission on April 21, 2026. 

Resolution PC 07-26 – Zoning Map Amendment – N44-100684 

Mr. Hinkelman gave the staff report on the case.  He explained the request was to change the zoning of 
the parcel from the existing “AG” Agriculture district to “S-RM” Residential Multi-Unit to allow the 
construction of a future townhome / apartment development. 

He discussed how this property is reflected in the comprehensive plan and the process for adoption of a 
zoning map amendment.  Based on the information provided by the applicant, and the comprehensive 
plan, staff recommended approval of the requested zoning map amendment. 

There was public discussion on the resolution concerning how water and stormwater would be handled 
on the site after development.  Staff noted that the applicant isn’t requesting any final development at 
this time, only the zoning change, and those specifics would be detailed once engineering is completed 
on the site.  Mr. Hinkelman confirmed that the development would be reviewed and approved under the 
Development Code, which requires setbacks, landscaping buffers, stormwater review, and all of the other 
development reviews. 

Additional public concern was noted about the density and potential traffic that would be generated by 
the future development. 

Mr. Underwood discussed his concerns and specifically noted his concern with stormwater on the site 
and made a motion to deny the case.  There was no second and the motion died. 

Mr. Harvey made a motion to approve the case, and there was no second, and the motion died. 

Mr. Underwood made a motion to table the case and Mr. Wright seconded.  All ayes, motion for table to 
the May 12, 2026 meeting passed 3-0.   
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OTHER BUSINESS 

Mr. Hinkelman discussed the Comprehensive Plan process.  He noted that the City had received RFQ 
responses and was aiming to select a consultant by June or July to begin the process. 

Next Meeting will be Tuesday, May 12th.  

ADJOURNMENT  

With no other questions, comments, or business before the Planning Commission, a motion was made by 
Mr. Underwood to adjourn the meeting seconded by Mr. Wright to adjourn the meeting. With all those 
present in support of the motion, the meeting was adjourned at approximately 8:24 PM.   



RESOLUTION No. PC 03-26 
 

 A RESOLUTION RECOMMENDING APPROVAL OF A FINAL PLAT FOR PARCEL N44-
077518, CITY OF PIQUA, OHIO 

WHEREAS, the property identified as Parcel #N44-077518, Piqua, Ohio, is zoned RE-
6 under the City of Piqua Development Code (Title XV: Land Usage of the Piqua Code 
of Ordinances, effective May 18, 2023); and 

WHEREAS, the applicant has requested approval of a Final Plat for Parcel #N44-
077518 in accordance with Article 6 (Subdivisions & Streets) and §7.2.4 (Subdivision 
Review) of the Development Code; and 

WHEREAS, the proposed Final Plat has been reviewed by City departments and 
complies with applicable standards for lot layout, access, utilities, easements, and 
development requirements; and 

WHEREAS, the Piqua Planning Commission has reviewed the application, including 
any associated plans and supporting documents, and finds that the Final Plat meets 
the requirements of the Development Code, substantially conforms with the City’s 
adopted plans and policies, and serves the public interest with no known violations 
or deficiencies noted; and 

WHEREAS, this resolution addresses the Planning Commission’s review and 
recommendation authority for final plats (with or without dedication) per §7.2.4 of 
the Development Code; 

NOW THEREFORE BE IT RESOLVED, board member     hereby 
moves to recommend     of the Final Plat for #N44-077518, as 
described by this resolution, the testimony and documents provided, with the 
motion seconded by board member     and the voting record on this 
motion is hereby recorded as follows.    

 

 
 
 
 
 
 
 

 
 
 
Adopted this ____ day of ____________, 2026. 
 

 AYE NAY ABSTAIN ABSENT 
Mr. Bradley Bubp   ☐   ☐   ☐   ☐ 

Mr. Eddie Harvey   ☐   ☐   ☐   ☐ 

Mr. Terry Wright   ☐   ☐   ☐   ☐ 

Mr. Adam Seas   ☐   ☐   ☐   ☐ 

Mr. Micah Underwood   ☐   ☐   ☐   ☐ 



RESOLUTION No. PC 03-26 
 

 Chairman, Planning Commission   Clerk, Planning Commission 
 

___________________________     ___________________________ 
Bradley C. Bubp      Emily McCulla 



 

 

STAFF REPORT 
Planning Commission 
 
Date:  May 12, 2026 
Re:  PC 03-26 – Final Plat with Dedication  
   
Applicant: Nicholas Selhorst, ChoiceOne 
Owner: Craycon Homes Inc. 
 
Address: Spotted Doe TL  
Parcel #: N44-077518 
 
Zoning: RE-6 – Residential Estate 6,000 SF 
 
Request: The applicant is seeking a final plat with dedications for 22.72 acres of a 
previously approved Preliminary Plan and Plat that was approved under Resolution R-
128-24.  This was originally called Deerfield Section 4 & 5 but is now being called 
Whitetail Bend Section 1 & 2. 
 
Section 1 reflects 42 buildable lots on 7.796 acres with 2.443 acres in public right-of-
way and 4.361 acres of open space. 
 
Section 2 reflects 33 buildable lots on 7.123 acres with 0.993 acres in public right-of-
way. 
  
 
UPDATE 
The Planning Commission tabled the case at their April 14, 2026 meeting to request 
that the applicant have their Stormwater Engineer available and that the City provide 
additional context to the stormwater review completed by our consultant.  Below you will 
find additional information to answer questions asked during the meeting and after the 
meeting that will also be addressed at the Planning Commission meeting on May 12, 
2026. 
 
Additionally, staff would like to make it clear about the process for approval or denial 
and what should and should not be taken into consideration at this point in the process.  
As noted at the meeting in April, the request before the Planning Commission is the 
second of two steps to finalize a development under Section 7.2.4 of the City of Piqua 
Development Code.  It is important to be clear that this request is not about whether or 
not a development should be approved in this location, or if the roadway design or 
density of the development is appropriate.  The developer went through that portion of 
the process in November, 2024 and was approved for a Preliminary Development Plan 
that authorizes the developer to move forward with development on this parcel as long 



 

 

STAFF REPORT 
as it substantially meets the preliminary development plan.   
 
When looking at the conditions for approval, Staff reviews the original Preliminary 
Development Plan against the proposed Final Development Plan for each Section.  
Confirmation that the request was made within the two-year time period is made and 
then in this case, a review of the roadways, utilities, and total lot number is completed.  
The developer is reflecting the same roadway design and widths; the same total number 
of buildable lots (although split in phasing differently); and the same building types 
discussed and approved at the preliminary development plan stage.  None of these 
items would be considered out of alignment with the Preliminary Development Plan and 
would suggest a recommendation of approval.     
 
The substantial discussion that occurred at the April PC meeting related to stormwater 
is certainly a reasonable topic to discuss as long as it is in context to the question of 
whether or not it is meeting the stormwater regulations that any development within the 
City of Piqua must meet.  Staff must be clear though that whether it is residential, 
commercial, or industrial development, they all must meet the same stormwater 
regulations through the City of Piqua and the Ohio Environmental Protection Agency.  
This standard review is completed by both the applicant and the city engineer of record 
for the project, in this case Access Engineering.  Once the plans are reviewed and 
confirmation is given that they meet these standards, Staff documents that approval and 
trusts these experts.   
 
We have provided responses to questions noted below.  Access Engineering may also 
have additional information that will be shared at the meeting, as they will be present, to 
support the Planning Commission and its questions. At the meeting on May 12, the 
applicant has stated that they will also bring their engineer to answer questions.  
 
Planning Commission Questions with Responses  
Please note that the questions with an answer denoted [DR] was answered by DR 
Horton or its engineer. 

 
1. The City of Piqua has had concerns for over a decade concerning storm 

water runoff and Franz Pond and Franz Ditch. Could we please have the 
latest EPA report to the city concerning that issue?  

• Additional details will need to be discussed regarding this question, as it 
isn’t clear exactly what is being requested.   

2. Is there a report concerning how the City of Piqua intends to alleviate those 
growing storm water run off concerns? That would be helpful if there is 
such a recent report.  

• The City utilizes professional reports and engineering standards for all 
storm water concerns.  To date, there isn’t any documented “storm water 



 

 

STAFF REPORT 
run off concerns” that have not been alleviated.  It is certainly 
understandable to ask questions and to look for answers to verifiable 
questions, but Staff does not have any reliable data that reflects 
stormwater is a growing concern. 

3. Also, since the representative from D. R. Horton stated that he couldn’t 
answer the engineering questions, could we get answers from that 
company about how many discussions took place with members of the 
current established and effected HOA community and a list of those 
concerns with the company’s adjustments or remedies for those potential 
additional flooding concerns?  

• [DR] During the preliminary plat zoning approvals, we had a meeting with 
residents from the Deerfield and Eagle’s Nest HOA at the Piqua Chamber 
office. We are unaware of a list of concerns from Eagle’s Nest that have 
ever been shared with us other than the questions on this email. 

4. Would you please ask the city’s law director if there could be a specific 
agreement designed to protect existing homeowners (and the city’s storm 
water runoff potential issues) from flooding caused by any new 
development runoff? That legal document is called a Stormwater 
Management Facilities Maintenance Agreement/Covenant. This legal 
document requires developers to maintain, at their own cost, systems that 
prevent their new development from negatively impacting the drainage of 
surrounding areas.  

• There is currently nothing within the City of Piqua Development Code that 
would require such an agreement.  If the Planning Commission or City 
Commission determined that an instrument such as this would be 
necessary with each new development, we would need to determine the 
legality of such a request, and work to modify the development code to 
include this as part of the requirements for development.  As of now, this 
proposed development will not be covered by any such changes.  

• [DR]We didn’t make one of these for this subdivision and were not asked 
to, but we certainly can. 

5. The pond may control runoff, but what is being done about groundwater 
and saturated soils that already affect neighborhood homes?  

• [DR] The homes are being built on slabs. The groundwater table is not 
relevant to the stormwater runoff questions. The stormwater surface runoff 
is being directed to the retention basin. 

6. Were on-site soil borings and seasonal groundwater studies completed?  
• [DR] DR Horton completed soil borings and there were no issues identified 

for development of the site. We do not share our due diligence, reports, or 
proprietary information externally.   

7. What is the seasonal groundwater elevation compared to the detention 
basin bottom and foundation elevations?  



 

 

STAFF REPORT 
• [DR] See above answer. Seasonable groundwater elevation has no effect 

on the storage volume of the pond. 
8. What is the groundwater elevation relative to the basin bottom elevation?  

• [DR] See above answer. Groundwater elevation has no effect on the 
storage volume of the pond. 

9. Are footing drains and sump pump systems expected?  
• [DR] Lots designed as slabs 

10. Have agricultural tile drains been identified, inspected, and replaced where 
necessary?  

• [DR] Any tiles encountered will be connected to and routed to our storm 
system. 

11. Has the city required lot-by-lot grading plans?  
• The City of Piqua Development Code requires a grading plan for the 

development, which includes each lot being developed.  This is within the 
packet considered for approval. 

• [DR] DR Horton & Choice One have provided mass grading plans as part 
of these construction plans. 

12. Were sensitivity analyses run using wetter assumptions such as higher 
runoff coefficients or curve numbers?  

• [DR] A sensitivity analysis is a standard part of the iterative portion of our 
design. 

13. A CN of 90.52 appears appropriate on paper, but were these calculations 
adjusted for the known saturated conditions and shallow groundwater 
reported by resident?  

• [DR] This is a composite CN of the whole site. A CN of 90 for 1/6 acre lots 
is reflective of type D (poorly drained, saturated) soils already. Our CN 
calculation did not take into account grassed areas outside of lots, this is a 
standard practice to keep designs more conservative than need be. 

14. Could a CN of 93 be considered instead?  
• [DR] Same answer as above. 

15. Did they model drained C behavior, wet D behavior, or weighted average 
during storms?  

• [DR] The pre-conditions are modeled as type C and the post are type D. 
This is another effort made to keep designs conservative. 

16. What existing subsurface drainage system currently makes the site 
function as a C?  

• [DR] See above answer. Type C soils were used for the pre site and Type 
D for the post. This is the most conservative way to model this. 

17. How was Rv selected given known drainage complaints in adjacent 
subdivisions?  

• [DR] Rv is calculated based on total impervious area % and nothing else. 
This is mandated by the OEPA. 
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18. If every new home has sump pumps and discharges to the yards/streets, 

was this feedback loop volume considered?  
• [DR] Lots are designed as slabs 

19. Could 0.68 be more appropriate?  
• [DR] Per the Miami county subdivision design and construction manual, R-

2 (lots below 0.18 acres and multifamily) has an allowable c-value of 0.45. 
This is lower than the typically acceptable value of 0.60 we use for lots of 
this size, so we stuck with 0.60. There are many other counties in the 
state that list this as an acceptable value. We also use a c-value of 0.40 in 
the backyards instead of 0.30 to remain conservative.   

20. What protections exist during construction mud/runoff phase?  
• [DR] See SWPPP 

21. Who is responsible for the maintenance of the drainage basin after 
construction?  

• [DR] Homeowner’s Association. 
22. Where does the overflow go if the basin overtops?   

• [DR] In the event the basin overtops, water will flow over the sidewalk and 
curb on Eagles Nest drive. This is currently where all the water on site 
goes. It is standard practice to direct overflow routes to rear yards, side 
yards, or streets instead of towards structures.    

23. Where does the overflow go in a 100+ year storm?  
• [DR] The basin has 1.80’ of freeboard during a 100-yr event. This means it 

has capacity well over a 100yr storm. 
24. The provided drawings end at Eagles Lake Drive in the Eagles Nest 

subdivision so we can not tell where the storm drain routes after that. Will 
the basin outlet have to potential to flow into the Eagle's Nest pond?  

• [DR] That is where all the stormwater goes now. It will continue to head 
there only now it will be at a substantially reduced rate. In the pre-
development condition, the amount of flow going to this area is 48.44 CFS 
for the 100-year event. For the post development condition, this pond has 
6.09 CFS being outletted to this existing storm sewer, a reduction of 87%. 
Our designs for any pond that outlets into existing City street storm sewers 
are always ultra conservative given the sensitive nature of the area. 

 
 
 
 
  



 

 

STAFF REPORT 
ORIGINAL STAFF REPORT FROM 4/14/2026 
 
Background: 
The applicant, ChoiceOne Engineering, is bringing forward the final development plan 
and plat for what was previously called the Deerfield Subdivision Section 4 & 5 
approved by a 3-2 vote on November 21, 2024, for the DR Horton, the same 
homebuilder that received approval for the preliminary plat previously.   
 
The original approval provided preliminary plat approval for five (5) sections that 
included single-family residences (198 total) and multi-unit living (132 townhome lots), 
offering a variety of housing options.  The townhome units were located within Deerfield 
Section 1 and 2, which are under consideration at this time. 
 
Process: 
Section 7.2.4 of the City of Piqua Development Code covers the process of plat and 
replat review.  This process includes submitting and getting approval of a preliminary 
plat, which occurred at the end of 2024, and submitting and getting approval of a final 
plat with dedications, which is what is being requested now.  The applicant has 2 
calendar years from the date of approval to bring a final plat forward before the 
preliminary plan and plat are invalid.  The original approval was made by City 
Commission on November 21, 2024, and therefore it meets this requirement. 
 
The Planning Commission will make a recommendation to the City Commission 
regarding this Section.  If the City Commission approves the request, the applicant will 
be required to get a formal replat through the Community Services Department, which 
will include further review of utilities and roadway design, to confirm it is meeting city 
standards.  Once they are approved, they would then be required to apply for a permit 
for each home lot.   
 
The applicant will be required to come back to the Planning Commission and City 
Commission to get formal authorization for Section 2 whenever they determine they 
would like to move forward with that Section.  All other approvals will be again required 
at that time for that Section. 
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Request: 

  
 
The applicant was previously approved for five sections of development, reflected 
above.  The application and approval noted Deerfield Sections 1-5.  Over the last year, 
the applicant has renamed the development at the request of the Deerfield subdivision 
HOA and residents who requested this action.  The current request is to complete what 
was previously labeled Deerfield Section 4 & 5, which is now being called Whitetail 
Bend Section 1 & 2.  This request specifically looks to complete Section 1, which 
includes 42 buildable lots. 
 
The applicant has also worked to bring forward the Deerfield Section 1-3 for the past 
year but has been unsuccessful in their negotiations with the Deerfield HOA to resolve 
two main outstanding issues.  Those issues are related to utilization of the HOA 
stormwater ponds, and modification of the HOA boundaries onto the future development 
property.  City Staff has not been involved in these discussions and cannot provide 
context or detail into the negotiations.  Staff can only state that this has been the 
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reasoning behind the applicant requesting Deerfield Section 4 & 5 instead of 1-3 at this 
time.  Originally the applicant stated that they intended to begin construction in 2025 for 
Section 1-3, with the final Sections being completed by 2029.   
 
The applicant is additionally requesting that the City of Piqua dedicate new right-of-way 
specifically one roadway extension – Lambert Drive (60’ ROW) and two new roadways 
– Deercrest Way (50’ ROW) and Stag Hallow Court (50’ ROW). 
 
Analysis: 
 
The request for Whitetail Bend includes two sections, but they are split differently from 
the previous approval for Deerfield Section 4 and 5. In the original preliminary plat 
Section 4 included 36 homes and Section 5 included 39 homes.  The request for 
Whitetail Bend Section 1 includes 42 buildable lots and Section 2 includes 33 buildable 
lots, which totals the same number of buildable lots as the original approval, but it 
moves 6 lots into the first phase.   
 

 
 As part of the preliminary plat approval the applicant was required by the City 
Commission to provide multiple details including: 
 

1. The creation of a cul-de-sac at Eagle’s Lake Drive,  
2. Preservation of tree lines where possible and the creation of new buffers 

between Deerfield and the new subdivision, and 
3. Parking on both sides of the street  

The applicant has provided a final plan that reflects these three requirements.  As noted 
within the plan, the cul-de-sac for Eagle’s Lake Drive is provided and shows the 
continuation of the existing sidewalk network and utility connections. 
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The applicant has stated that they will be providing additional details regarding the 
buffer requirements but has noted that they will provide the required buffer between 
properties.  Staff requests that this be made clear as part of any motion for approval, as 
the current plans reflect buffers along Eagle’s Lake, but do not clearly reflect buffers 
along the southern border facing the Deerfield subdivision. 
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As requested, and as reflected in the drawings, the roadway width would support 
parking on the street.  Effectively though as the drive approaches are located, the total 
number of parking spaces on the street will be limited.  It is likely that a single vehicle 
will fit between each property.  The home setback will allow two cars to be parked on 
the driveway for homes as well. 
 
Staff has provided additional comments to the applicant regarding updated plans that 
reflect details on the required emergency access between Eagle’s Lake Drive and 
Deercrest Way, utility location and timing, and exact phasing lines.   
 
Staff will provide updated plan sets as they are made available and update the Planning 
Commission packet available online with this data.   
 
 
Recommendation: 
The request is substantially in line with the preliminary plat approval, meets the 
requirements of Section 7.2.4.B.4 and 7.2.4.B.5 and therefore Staff recommends that 
the Planning Commission approve the request for a Final Plat with Dedication for 
Whitetail Bend Section 1 and forward a positive recommendation to City Commission 
for final acceptance and authorization.  



 

4705 Duke Drive, Suite 200, Mason, OH 45040 

 

Date: March 20, 2026 

City of Piqua 
Development & Engineering Department 
201 W. Water Street 
Piqua, OH 45356 

Re: Final Plat Application – Whitetail Bend Subdivision 
(Parcels N44-076518 and N44-077518) 

Dear City Staff, Planning Commission Members, and City Commission Members: 

On behalf of D.R. Horton, please accept this letter as the formal submission requesting Final Plat 
approval for the Whitetail Bend Subdivision, formerly known as Deerfield Crossing, located within the 
City of Piqua, Miami County, Ohio. 

This application advances the project in accordance with the City’s Development Code and follows prior 
City Commission approvals for both zoning and preliminary plat, as outlined below. 

Prior Approvals and Entitlements 

The Whitetail Bend project has received the following approvals from the City of Piqua: 

• Resolution No. R-129-24 
Adopted November 21, 2024, approving a Zoning Map Amendment for parcels N44-076518 and 
N44-077518, rezoning the property from RE-10 Residential Estate to RE-6 Residential Estate and 
S-RM Suburban Residential Multi-Unit. 

• Resolution No. R-128-24 
Adopted November 21, 2024, authorizing and approving the Preliminary Plat (Preliminary 
Replat) for parcels N44-076518 and N44-077518, as recommended by the Planning Commission 
following its public hearing on October 8, 2024. 

The Planning Commission voted 5-0 to recommend approval of both the zoning map amendment and the 
preliminary plat, and the City Commission subsequently approved both actions at its regular meeting on 
November 21, 2024. 

The Final Plat submitted herein is consistent with the zoning entitlements, preliminary plat layout, and 
development conditions established through these approvals. 

Project Overview 

Sections 1 and 2 of the Whitetail Bend subdivision consists of 75 single-family detached residential lots 
located on approximately 22.724 acres. Approximately 4.361 acres of the site are designated as open 
space, including stormwater management areas and shared green space intended to serve as a buffer 
between the adjacent existing subdivision. The Final Plat depicts all lot lines, street rights-of-way, 
easements, open space tracts, and public improvements in accordance with City of Piqua requirements. 



 

4705 Duke Drive, Suite 200, Mason, OH 45040 

Stormwater Coordination and Development Phasing 

During earlier phases of planning, D.R. Horton engaged in discussions with the Deerfield Crossing 
Homeowners Association “(HOA") regarding a potential stormwater easement and cost-sharing 
agreement related to shared stormwater facilities that are owned by the HOA. 

On September 3, 2025, the Deerfield Crossing HOA Board formally notified D.R. Horton that, following 
a Board vote, the HOA elected not to proceed with entering into a stormwater maintenance or 
cost-sharing agreement, for the 60.935-acre parcel. The Board expressed a preference for maintaining 
separation between the existing Deerfield Crossing storm infrastructure and the proposed facilities serving 
this development. D.R. Horton will continue to work with the HOA in good faith efforts to reach a 
mutually beneficial agreement in the future.  

As a result of the HOA’s decision, D.R. Horton reevaluated the original development sequencing 
anticipated under the preliminary plat and elected to advance development of the 22.724-acre parcel 
independently, utilizing stormwater management infrastructure fully contained within the Whitetail Bend 
subdivision. This allows the project to move forward in a timely manner, fully compliant with City of 
Piqua stormwater regulations and Ohio EPA standards. 

The Final Plat and accompanying engineering plans reflect this revised strategy and remain consistent 
with all previously granted approvals. 

Conclusion 

The Whitetail Bend Final Plat represents the next step in the implementation of the approvals granted by 
the City of Piqua. The submission conforms to the approved zoning, preliminary plat, and applicable 
development standards. 

D.R. Horton respectfully requests Final Plat approval and appreciates the continued coordination with 
City staff and officials throughout the review process. 

Please feel free to contact me should you have any questions or require additional information. 

Sincerely, 

 

Aaron Horn 
Land Acquisition  
D.R. Horton | Cincinnati & Dayton Division  
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City of Piqua, Miami County 

Whitetail Bend Subdivision 
Storm Water Detention Calculations  
                   March 20, 2026 

Site Description:  
Site is an existing open row crop field with some woods that currently has no onsite detention to control 

the storm water runoff. The proposed site will increase the impervious area and require stormwater basins 

on site to control the runoff. This basin will be sized to control the existing and additional runoff that will be 

produced by the increased impervious area and will serve as water quality measures.  

 

Hydrologic Methodologies: 
The hydrologic methodology used for this design was the Soil Conservation Service (SCS) TR-55 Method, 

which was computed via the Bentley PondPack program.  

  

Existing Hydrologic Conditions: 
The storm water on the existing site moves via overland flow through row crop farm field from west to east 

where it enters an existing catch basin on Eagles Lake Drive. 

 

Developed Hydrologic Conditions: 
The proposed site will move the rain water via proposed swales and storm sewer. Once the storm water 

has entered the storm sewer it will then be carried to the proposed stormwater basins.  

 

Storm Water Management Plan: 
The proposed site will move the runoff through the site by having the proposed pavement and ground 

sloped towards proposed swales and catch basins. Once the water enters the storm structures, it will then 

travel through proposed storm sewer to the retention basin.  

 

Applicable Permits: 
The Ohio Environmental Protection Agency, Notice of Intent. 

 

Calculation Sheets:  
Below is a summary of the storm water detention calculations.  Please see the attached computer 

printouts for additional details. 

 

Hydrologic Soil Group C/D was used for these calculations based upon soil in the surrounding area. A soil 

map from the USDA’s Web Soil Survey website was utilized to determine this Soil Group.  
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Proposed Retention Basin   
• Time of Concentration (Tc) 

o Pre-developed drainage area = 45 minutes (0.75 hrs)  

o Post-developed & Direct Release drainage area = 20 minutes (0.333 hrs)  

• CN Number 

o Pre-developed = 80 – see page 7 of 28 of computer calculations 

o Post-developed = 90.52 – see page 6 of 28 of computer calculations  

o Direct Releaser = 88 – see page 5 of 28 of computer calculations 

• Pre & Post-Drainage Area = 20.401 acres  

• Direct Release Area = 2.34 acres   

Pre-developed Hydrograph Volume Post-developed + Direct Release Hydrograph Volume 

Storm Peak Volume Storm Peak Volume 

1 year 1.554 ac-ft 1 year 2.837 ac-ft 

2 year 2.088 ac-ft 2 year 3.527 ac-ft 

5 year 3.100 ac-ft 5 year 4.764 ac-ft 

10 year 3868 ac-ft 10 year 5.664 ac-ft 

25 year 4.664 ac-ft 25 year 6.573 ac-ft 

50 year 5.481 ac-ft 50 year 7.488 ac-ft 

100 year 6.147 ac-ft 100 year 8.224 ac-ft 

 

• Critical Storm Calculation using Hydrograph Volumes.  Volume provides a 5-year critical storm.  

On page 2 of the Pond Pack calculations it shows the Hydrograph volumes.  The calculation 

would be as follows: ((2.837-1.554)/1.554) =  = 82.5%.  Therefore a 10-year critical storm shall be 

used. 

• Storm Requirements = Control runoff from a 1, 2, 5 and 10-year storm on the post developed site 

to the runoff from a 1-year storm on the pre developed site. Then control the runoff from the  25, 

50 and 100-year storm on the post-developed site to the runoff from their respective storms for the 

pre-developed site. 

• Retention Volume provided to an elevation of 962.00 = 7.863 acre-feet – see page 8 of 28  

Proposed Detention Basin Summary: 
 

STORM 

PEAK 

INFLOW 

PEAK 

OUTFLOW 

 

STORAGE 

PEAK BASIN 

ELEVATION 

1 YEAR 33.01 cfs 0.96 cfs 1.808 ac-ft 958.30 

2 YEAR 40.69 cfs 1.13 cfs 2.280 ac-ft 958.63 

5 YEAR 54.19 cfs 1.91 cfs 3.427 ac-ft 959.13 

10 YEAR 63.82 cfs 3.13 cfs 3.427 ac-ft 959.38 

25 YEAR 73.42 cfs 4.30 cfs 3.868 ac-ft 959.66 

50 YEAR 83.00 cfs 5.40 cfs 4.348 ac-ft 959.96 

100 YEAR 90.63 cfs 6.09 cfs 4.748 ac-ft 960.20 

 

 

STORM 

DIRECT RELEASE TOTAL FLOW ALLOWABLE  

FLOW 

1 YEAR 3.20 cfs 4.16 cfs 11.34 cfs 

2 YEAR 4.04 cfs 5.17 cfs 11.34 cfs 

5 YEAR 5.55 cfs 7.46 cfs 11.34 cfs 

10 YEAR 6.64 cfs 9.77 cfs 11.34 cfs 

25 YEAR 7.73 cfs 12.03 cfs 36.56 cfs 

50 YEAR 8.82 cfs 14.22 cfs 43.12 cfs 

100 YEAR 9.69 cfs 15.78 cfs 48.44  cfs 

 

NOTE: The post developed release rates for the 1 through 10-year storms are less than the 1-year pre-

developed release rates. This meets the critical storm method requirements. 
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Water Quality Calculations per OEPA Requirements 
Below is a summary of the storm water runoff water quality calculations that are needed to meet the 

OEPA water quality requirements for the development.  

 

• Retention Pond: 

o Release the runoff from a 0.90” rain event on the drainage area over 24 hours or longer. 

o The first half of the total volume generated by the runoff from a 0.90” rain event must be 

detained for greater than 8 hours.  

 

Water Quality Volume Calculations – Pond A 

• Post-Construction storm water management water quality volume for development using 0.90 

inches of rain:  

o WQv= 0.59*0.90*22.74/12=1.0062 AC-FT 

o 1.372 AC-FT Provided to elev. 958.00.  Therefore 1.372>1.0062 and water quality volume is 

detained.  

 

Water Quality Release Rate Calculations – Pond A 

Detention Outlet Structure consists of:  

• A 6.50” diameter orifice at invert 957.0 would be required to hold back the water quality runoff 

from the site.  

• Per the draw down calculation we satisfy the requirement of not releasing more than 50% before 

8 hours and not more than 100% by 24 hours. Per the calculations the pond releases about 32% at 

8 hours and about 98% at 24 hours.   

 

 



Project: Whitetail Bend Subdivision Prop. WQv Calculations Job No:

Location: Piqua, Miami County Date: 03/19/2026

OEPA REQUIREMENTS : 

1) Release the runoff from a 0.90” rain event on the drainage area over 24 hours or longer

0.9

22.74

60%

0.59

43,832.03 1.0062 AC-FT

WQv = 0.59*0.9*22.72/12 = 1.0062 AC-FT = 43,832 CF

SET INV. OF NEXT ORIFICE ELEV. AT OR ABOVE 958.00.

SITE DETENTION BASIN

Basin Invert:............ 957.00 ft.

Orifice Opening….. 6.50 In.

Orifice Coefficient… 0.60

Maximum Head… 0.8 ft.

Discharge Rate 0.496 cfs

Discharge Volume 893.15 cu. ft. per 30 minutes

Time Time 

Starting 

Volume

Total 

Discharged 

Volume

Percentage 

Volume 

Discharged

(hour) (min) (CF) (CF) (%)

0.0 0 43,832.03 0 0.00%

0.5 30 893.15 2.04%

1.0 60 1,786.29 4.08%

1.5 90 2,679.44 6.11%

2.0 120 3,572.59 8.15%

2.5 150 4,465.74 10.19%

3.0 180 5,358.88 12.23%

3.5 210 6,252.03 14.26%

4.0 240 7,145.18 16.30%

4.5 270 8,038.32 18.34%

5.0 300 8,931.47 20.38%

5.5 330 9,824.62 22.41%

6.0 360 10,717.76 24.45%

6.5 390 11,610.91 26.49%

7.0 420 12,504.06 28.53%

7.5 450 13,397.21 30.56%

8.0 480 14,290.35 32.60%

8.5 510 15,183.50 34.64%

9.0 540 16,076.65 36.68%

9.5 570 16,969.79 38.72%

10.0 600 17,862.94 40.75%

10.5 630 18,756.09 42.79%

11.0 660 19,649.24 44.83%

11.5 690 20,542.38 46.87%

12.0 720 21,435.53 48.90%

12.5 750 22,328.68 50.94%

13.0 780 23,221.82 52.98%

13.5 810 24,114.97 55.02%

14.0 840 25,008.12 57.05%

14.5 870 25,901.27 59.09%

15.0 900 26,794.41 61.13%

15.5 930 27,687.56 63.17%

16.0 960 28,580.71 65.21%

16.5 990 29,473.85 67.24%

Rv

WQv (CF)

DETENTION BASIN HOLDS  59,764 CF AT ELEV. OF 958.00. 59,764 CF > 43,832 CF THEREFORE WQv 

SATISFIED. THEREFORE MUST RELEASE WQv THRU PROPERLY SIZED  ORIFICE UNTIL 958.00 TO 

ENSURE WQv IS PROPERLY DETAINED AND RELEASED.

WQv DRAW DOWN CALCULATIONS

INSTALL 6.5" ORIFICE IN FACE OF CATCH BASIN AT INV. ELEVATIONS 957.00 TO RELEASE WQv AT REQUIRED 

RATE

Per the OEPA Method 1 Maximum Hydraulic Head WQv orifice draw down calculations below, we satisfy the 

requirement of not releasing more than 50% before 8 hours and not more than 100% by 24 hours for a wet 

detention basin. Per the calculations a 6.57" orifice or smaller will adequately detain the WQv longer than the 

required 24 hours timeframe.  

WATER QUALITY CALCULATIONS

2) The first half of the total volume generated by the runoff from a 0.90" rain event must be 

detained for greater than 8 hours

WQv VOLUME CALCULATIONS USING 0.9" OF RAIN - WQv = Rv*P(0.90 inches)*A(acres)/12

Precipitation (Inches)

Area (Acres)

Impervious %



17.0 1020 30,367.00 69.28%

17.5 1050 31,260.15 71.32%

18.0 1080 32,153.29 73.36%

18.5 1110 33,046.44 75.39%

19.0 1140 33,939.59 77.43%

19.5 1170 34,832.74 79.47%

20.0 1200 35,725.88 81.51%

20.5 1230 36,619.03 83.54%

21.0 1260 37,512.18 85.58%

21.5 1290 38,405.32 87.62%

22.0 1320 39,298.47 89.66%

22.5 1350 40,191.62 91.69%

23.0 1380 41,084.77 93.73%

23.5 1410 41,977.91 95.77%

24.0 1440 42,871.06 97.81%

24.5 1470 43,764.21 99.85%

25.0 1500 44,657.35 101.88%

25.5 1530 45,550.50 103.92%

26.0 1560 46,443.65 105.96%

26.5 1590 47,336.80 108.00%

27.0 1620 48,229.94 110.03%

27.5 1650 49,123.09 112.07%

28.0 1680 50,016.24 114.11%

28.5 1710 50,909.38 116.15%

29.0 1740 51,802.53 118.18%

29.5 1770 52,695.68 120.22%

30.0 1800 53,588.82 122.26%

30.5 1830 54,481.97 124.30%

31.0 1860 55,375.12 126.33%

31.5 1890 56,268.27 128.37%

32.0 1920 57,161.41 130.41%

32.5 1950 58,054.56 132.45%

33.0 1980 58,947.71 134.49%

33.5 2010 59,840.85 136.52%

34.0 2040 60,734.00 138.56%

34.5 2070 61,627.15 140.60%

35.0 2100 62,520.30 142.64%

35.5 2130 63,413.44 144.67%

36.0 2160 64,306.59 146.71%

36.5 2190 65,199.74 148.75%

37.0 2220 66,092.88 150.79%

37.5 2250 66,986.03 152.82%

38.0 2280 67,879.18 154.86%

38.5 2310 68,772.32 156.90%

39.0 2340 69,665.47 158.94%

39.5 2370 70,558.62 160.98%

40.0 2400 71,451.77 163.01%

40.5 2430 72,344.91 165.05%

41.0 2460 73,238.06 167.09%

41.5 2490 74,131.21 169.13%

42.0 2520 75,024.35 171.16%

42.5 2550 75,917.50 173.20%

43.0 2580 76,810.65 175.24%

43.5 2610 77,703.80 177.28%

44.0 2640 78,596.94 179.31%

44.5 2670 79,490.09 181.35%

45.0 2700 80,383.24 183.39%

45.5 2730 81,276.38 185.43%

46.0 2760 82,169.53 187.46%

46.5 2790 83,062.68 189.50%

47.0 2820 83,955.83 191.54%

47.5 2850 84,848.97 193.58%

48.0 2880 85,742.12 195.62%

48.5 2910 86,635.27 197.65%

49.0 2940 87,528.41 199.69%

49.5 2970 88,421.56 201.73%

50.0 3000 89,314.71 203.77%

50.5 3030 90,207.85 205.80%

51.0 3060 91,101.00 207.84%

51.5 3090 91,994.15 209.88%

52.0 3120 92,887.30 211.92%

52.5 3150 93,780.44 213.95%

53.0 3180 94,673.59 215.99%

53.5 3210 95,566.74 218.03%

54.0 3240 96,459.88 220.07%

54.5 3270 97,353.03 222.10%

55.0 3300 98,246.18 224.14%

55.5 3330 99,139.33 226.18%

56.0 3360 100,032.47 228.22%
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Whitetail Bend Subdivision

Subsection:  Master Network Summary

Catchments Summary

Peak Flow
(ft³/s)

Time to Peak
(hours)

Hydrograph
Volume
(ac-ft)

Return
Event

(years)

ScenarioLabel

33.0112.1002.5851Miami County - , 1
yrs

POST AREA

40.6912.1003.2082Miami County - , 2
yrs

POST AREA

54.1912.1004.3235Miami County - , 5
yrs

POST AREA

63.8212.1005.13310Miami County - , 10
yrs

POST AREA

73.4212.1005.95125Miami County - , 25
yrs

POST AREA

83.0012.1006.77450Miami County - , 50
yrs

POST AREA

90.6312.1007.436100Miami County - , 100
yrs

POST AREA

11.3412.4001.5541Miami County - , 1
yrs

PRE AREA

15.6212.4002.0882Miami County - , 2
yrs

PRE AREA

23.8912.3003.1005Miami County - , 5
yrs

PRE AREA

30.1312.3003.86810Miami County - , 10
yrs

PRE AREA

36.5612.3004.66425Miami County - , 25
yrs

PRE AREA

43.1212.3005.48150Miami County - , 50
yrs

PRE AREA

48.4412.3006.147100Miami County - , 100
yrs

PRE AREA

3.2012.1000.2521Miami County - , 1
yrs

DIRECT RELEASE

4.0412.1000.3192Miami County - , 2
yrs

DIRECT RELEASE

5.5512.1000.4415Miami County - , 5
yrs

DIRECT RELEASE

6.6412.1000.53110Miami County - , 10
yrs

DIRECT RELEASE

7.7312.1000.62225Miami County - , 25
yrs

DIRECT RELEASE

8.8212.1000.71450Miami County - , 50
yrs

DIRECT RELEASE

9.6912.1000.788100Miami County - , 100
yrs

DIRECT RELEASE

Node Summary



Whitetail Bend Subdivision

Subsection:  Master Network Summary

Node Summary

Peak Flow
(ft³/s)

Time to Peak
(hours)

Hydrograph
Volume
(ac-ft)

Return
Event

(years)

ScenarioLabel

3.7112.1001.8641Miami County - , 1
yrs

P4 Out

4.7012.1002.2552Miami County - , 2
yrs

P4 Out

6.4312.1003.0225Miami County - , 5
yrs

P4 Out

7.6512.1003.84010Miami County - , 10
yrs

P4 Out

8.8612.1004.69225Miami County - , 25
yrs

P4 Out

10.0712.1005.55550Miami County - , 50
yrs

P4 Out

11.6212.1506.249100Miami County - , 100
yrs

P4 Out

11.3412.4001.5541Miami County - , 1
yrs

PRE

15.6212.4002.0882Miami County - , 2
yrs

PRE

23.8912.3003.1005Miami County - , 5
yrs

PRE

30.1312.3003.86810Miami County - , 10
yrs

PRE

36.5612.3004.66425Miami County - , 25
yrs

PRE

43.1212.3005.48150Miami County - , 50
yrs

PRE

48.4412.3006.147100Miami County - , 100
yrs

PRE

Pond Summary

Maximum
Pond Storage

(ac-ft)

Maximum
Water

Surface
Elevation

(ft)

Peak Flow
(ft³/s)

Time to Peak
(hours)

Hydrograph
Volume
(ac-ft)

Return
Event

(years)

ScenarioLabel

(N/A)(N/A)33.0112.1002.5851Miami County
- , 1 yrs

BASIN (IN)

1.808958.300.9616.6501.6111Miami County
- , 1 yrs

BASIN (OUT)

(N/A)(N/A)40.6912.1003.2082Miami County
- , 2 yrs

BASIN (IN)

2.280958.631.1316.8501.9362Miami County
- , 2 yrs

BASIN (OUT)

(N/A)(N/A)54.1912.1004.3235Miami County
- , 5 yrs

BASIN (IN)
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Whitetail Bend Subdivision

Subsection:  Master Network Summary

Pond Summary

Maximum
Pond Storage

(ac-ft)

Maximum
Water

Surface
Elevation

(ft)

Peak Flow
(ft³/s)

Time to Peak
(hours)

Hydrograph
Volume
(ac-ft)

Return
Event

(years)

ScenarioLabel

3.036959.131.9115.5002.5805Miami County
- , 5 yrs

BASIN (OUT)

(N/A)(N/A)63.8212.1005.13310Miami County
- , 10 yrs

BASIN (IN)

3.427959.383.1314.1003.30910Miami County
- , 10 yrs

BASIN (OUT)

(N/A)(N/A)73.4212.1005.95125Miami County
- , 25 yrs

BASIN (IN)

3.868959.664.3013.7004.07125Miami County
- , 25 yrs

BASIN (OUT)

(N/A)(N/A)83.0012.1006.77450Miami County
- , 50 yrs

BASIN (IN)

4.348959.965.4013.5004.84150Miami County
- , 50 yrs

BASIN (OUT)

(N/A)(N/A)90.6312.1007.436100Miami County
- , 100 yrs

BASIN (IN)

4.748960.206.0913.4005.461100Miami County
- , 100 yrs

BASIN (OUT)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  DIRECT RELEASE

Return Event:  100 yearsSubsection:  Runoff CN-Area

Runoff Curve Number Data

Adjusted CNUC
(%)

C
(%)

Area
(ft²)

CNSoil/Surface Description

88.0000.00.0101,772.50088.0001/6 ACRE LOTS + GRASS

88.000(N/A)(N/A)101,772.500(N/A)COMPOSITE AREA & WEIGHTED CN --->
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  POST AREA

Return Event:  100 yearsSubsection:  Runoff CN-Area

Runoff Curve Number Data

Adjusted CNUC
(%)

C
(%)

Area
(ft²)

CNSoil/Surface Description

98.0000.00.057,640.00098.000Impervious

90.0000.00.0831,039.00090.0001/6 Acre Lots

90.519(N/A)(N/A)888,679.000(N/A)COMPOSITE AREA & WEIGHTED CN --->
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  PRE AREA

Return Event:  100 yearsSubsection:  Runoff CN-Area

Runoff Curve Number Data

Adjusted CNUC
(%)

C
(%)

Area
(ft²)

CNSoil/Surface Description

80.0000.00.0990,371.00080.000Row crops - SR + Crop residue, good -
Soil D

80.000(N/A)(N/A)990,371.000(N/A)COMPOSITE AREA & WEIGHTED CN --->
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  BASIN

Return Event:  100 yearsSubsection:  Elevation-Area Volume Curve

Volume (Total)
(ac-ft)

Volume
(ac-ft)

A1+A2+sqr(A1*A
2)

(ft²)

Area
(ft²)

Planimeter
(ft²)

Elevation
(ft)

0.0000.0000.00057,639.5900.0957.00

1.3721.372179,303.87861,921.9000.0958.00

2.8431.471192,237.32266,260.8000.0959.00

4.4141.571205,340.51270,656.4000.0960.00

6.0871.673218,613.05075,108.3000.0961.00

7.8631.776232,054.94979,616.9000.0962.00
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  BASIN

Return Event:  100 yearsSubsection:  Volume Equations

Pond Volume Equations
* Incremental volume computed by the Conic Method for Reservoir Volumes.

Volume = (1/3) * (EL2 - El1) * (Area1 + Area2 + sqr(Area1 * Area2))

Lower and upper elevations of the incrementwhere: EL1, EL2

Areas computed for EL1, EL2, respectivelyArea1, Area2

Incremental volume between EL1 and EL2Volume
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Outlet Input Data

Requested Pond Water Surface Elevations

ft957.00Minimum (Headwater)

ft0.50Increment (Headwater)

ft962.00Maximum (Headwater)

Outlet Connectivity

E2
(ft)

E1
(ft)

OutfallDirectionOutlet IDStructure Type

962.00959.00Culvert - 1ForwardOrifice - 2Orifice-Area

962.00960.50Culvert - 1ForwardRiser - 1Inlet Box

962.00957.00Culvert - 1ForwardOrifice - 1Orifice-Circular

962.00957.00TWForwardCulvert - 1Culvert-Circular

962.00961.40TWForwardWeir - 1Rectangular Weir

(N/A)(N/A)TailwaterTailwater Settings
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Outlet Input Data

Structure ID:  Riser - 1
Structure Type:  Inlet Box

1Number of Openings

ft960.50Elevation

ft²2.7Orifice Area

0.600Orifice Coefficient

ft9.20Weir Length

(ft^0.5)/s3.00Weir Coefficient

1.000K Reverse

0.000Manning's n

0.000Kev, Charged Riser

FalseWeir Submergence

FalseOrifice H to crest

Structure ID:  Orifice - 1
Structure Type:  Orifice-Circular

1Number of Openings

ft957.00Elevation

in6.5Orifice Diameter

0.600Orifice Coefficient
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Outlet Input Data

Structure ID:  Culvert - 1
Structure Type:  Culvert-Circular

1Number of Barrels

in18.0Diameter

ft100.00Length

ft100.00Length (Computed Barrel)

ft/ft0.003Slope (Computed)

Outlet Control Data

0.013Manning's n

0.200Ke

0.018Kb

0.000Kr

ft0.00Convergence Tolerance

Inlet Control Data

Form 1Equation Form

0.0045K

2.0000M

0.0317C

0.6900Y

1.094T1 ratio (HW/D)

1.196T2 ratio (HW/D)

-0.500Slope Correction Factor

Use unsubmerged inlet control 0 equation below T1
elevation.
Use submerged inlet control 0 equation above T2
elevation

In transition zone between unsubmerged and submerged
inlet control,
interpolate between flows at T1 & T2...

ft958.64T1 Elevation ft³/s7.58T1 Flow

ft958.79T2 Elevation ft³/s8.66T2 Flow
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Outlet Input Data

Structure ID:  Orifice - 2
Structure Type:  Orifice-Area

1Number of Openings

ft959.00Elevation

ft²1.0Orifice Area

ft959.50Top Elevation

ft959.25Datum Elevation

0.600Orifice Coefficient

Structure ID:  Weir - 1
Structure Type:  Rectangular Weir

1Number of Openings

ft961.40Elevation

ft65.00Weir Length

(ft^0.5)/s3.00Weir Coefficient

Structure ID:  TW
Structure Type:  TW Setup, DS Channel

Free OutfallTailwater Type

Convergence Tolerances

30Maximum Iterations

ft0.01
Tailwater Tolerance
(Minimum)

ft0.50
Tailwater Tolerance
(Maximum)

ft0.01
Headwater Tolerance
(Minimum)

ft0.50
Headwater Tolerance
(Maximum)

ft³/s0.001Flow Tolerance (Minimum)

ft³/s10.000Flow Tolerance (Maximum)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Individual Outlet Curves

RATING TABLE FOR ONE OUTLET TYPE
Structure  ID  =   ()
---------------------------------------
Upstream   ID  =
Downstream ID  =

Convergence Error
(ft)

Tailwater Elevation
(ft)

Flow
(ft³/s)

Water Surface
Elevation

(ft)

Contributing Structures
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Individual Outlet Curves

RATING TABLE FOR ONE OUTLET TYPE
Structure  ID  =   ()
---------------------------------------
Upstream   ID  =
Downstream ID  =

Convergence Error
(ft)

Tailwater Elevation
(ft)

Flow
(ft³/s)

Water Surface
Elevation

(ft)

Contributing Structures
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Individual Outlet Curves

RATING TABLE FOR ONE OUTLET TYPE
Structure  ID  =   ()
---------------------------------------
Upstream   ID  =
Downstream ID  =

Convergence Error
(ft)

Tailwater Elevation
(ft)

Flow
(ft³/s)

Water Surface
Elevation

(ft)

Contributing Structures
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Individual Outlet Curves

RATING TABLE FOR ONE OUTLET TYPE
Structure  ID  =   ()
---------------------------------------
Upstream   ID  =
Downstream ID  =

Convergence Error
(ft)

Tailwater Elevation
(ft)

Flow
(ft³/s)

Water Surface
Elevation

(ft)

Contributing Structures
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Individual Outlet Curves

RATING TABLE FOR ONE OUTLET TYPE
Structure  ID  =   ()
---------------------------------------
Upstream   ID  =
Downstream ID  =

Convergence Error
(ft)

Tailwater Elevation
(ft)

Flow
(ft³/s)

Water Surface
Elevation

(ft)

Contributing Structures
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Composite Rating Curve

Composite Outflow Summary

Convergence Error
(ft)

Tailwater Elevation
(ft)

Flow
(ft³/s)

Water Surface
Elevation

(ft)

0.00(N/A)0.00957.00

0.00(N/A)0.40957.50

0.00(N/A)0.80958.00

0.00(N/A)1.07958.50

0.00(N/A)1.30959.00

0.00(N/A)3.71959.50

0.00(N/A)5.55960.00

0.00(N/A)6.87960.50

0.00(N/A)12.77961.00

0.00(N/A)14.31961.40

0.00(N/A)20.78961.50

0.00(N/A)106.47962.00

Contributing Structures

  (no Q: Orifice - 2,Riser -
1,Orifice - 1,Culvert -
1,Weir - 1)

 Orifice - 1,Culvert - 1
(no Q: Orifice - 2,Riser -
1,Weir - 1)

 Orifice - 1,Culvert - 1
(no Q: Orifice - 2,Riser -
1,Weir - 1)

 Orifice - 1,Culvert - 1
(no Q: Orifice - 2,Riser -
1,Weir - 1)

 Orifice - 1,Culvert - 1
(no Q: Orifice - 2,Riser -
1,Weir - 1)

 Orifice - 2,Orifice -
1,Culvert - 1  (no Q: Riser
- 1,Weir - 1)

 Orifice - 2,Orifice -
1,Culvert - 1  (no Q: Riser
- 1,Weir - 1)

 Orifice - 2,Orifice -
1,Culvert - 1  (no Q: Riser
- 1,Weir - 1)

 Orifice - 2,Riser -
1,Orifice - 1,Culvert - 1
(no Q: Weir - 1)

 Orifice - 2,Riser -
1,Orifice - 1,Culvert - 1
(no Q: Weir - 1)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  P4 Out

Return Event:  100 yearsSubsection:  Composite Rating Curve

Composite Outflow Summary

Contributing Structures

 Orifice - 2,Riser -
1,Orifice - 1,Culvert -
1,Weir - 1

 Riser - 1,Culvert - 1,Weir
- 1  (no Q: Orifice -
2,Orifice - 1)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 1 yrs

Storm Event:  TypeII  24hr (2.4 in)Label:  BASIN (IN)

Return Event:  1 yearsSubsection:  Level Pool Pond Routing Summary

Infiltration

No Infiltration
Infiltration Method
(Computed)

Initial Conditions

ft957.00
Elevation (Water Surface,
Initial)

ac-ft0.000Volume (Initial)

ft³/s0.00Flow (Initial Outlet)

ft³/s0.00Flow (Initial Infiltration)

ft³/s0.00Flow (Initial, Total)

hours0.050Time Increment

Inflow/Outflow Hydrograph Summary

ft³/s33.01Flow (Peak In) hours12.100Time to Peak (Flow, In)

ft³/s0.96Flow (Peak Outlet) hours16.650Time to Peak (Flow, Outlet)

ft958.30
Elevation (Water Surface,
Peak)

ac-ft1.808Volume (Peak)

Mass Balance (ac-ft)

ac-ft0.000Volume (Initial)

ac-ft2.585Volume (Total Inflow)

ac-ft0.000Volume (Total Infiltration)

ac-ft1.611
Volume (Total Outlet
Outflow)

ac-ft0.969Volume (Retained)

ac-ft-0.005Volume (Unrouted)

%0.2Error (Mass Balance)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 2 yrs

Storm Event:  TypeII  24hr (2.8 in)Label:  BASIN (IN)

Return Event:  2 yearsSubsection:  Level Pool Pond Routing Summary

Infiltration

No Infiltration
Infiltration Method
(Computed)

Initial Conditions

ft957.00
Elevation (Water Surface,
Initial)

ac-ft0.000Volume (Initial)

ft³/s0.00Flow (Initial Outlet)

ft³/s0.00Flow (Initial Infiltration)

ft³/s0.00Flow (Initial, Total)

hours0.050Time Increment

Inflow/Outflow Hydrograph Summary

ft³/s40.69Flow (Peak In) hours12.100Time to Peak (Flow, In)

ft³/s1.13Flow (Peak Outlet) hours16.850Time to Peak (Flow, Outlet)

ft958.63
Elevation (Water Surface,
Peak)

ac-ft2.280Volume (Peak)

Mass Balance (ac-ft)

ac-ft0.000Volume (Initial)

ac-ft3.208Volume (Total Inflow)

ac-ft0.000Volume (Total Infiltration)

ac-ft1.936
Volume (Total Outlet
Outflow)

ac-ft1.267Volume (Retained)

ac-ft-0.005Volume (Unrouted)

%0.1Error (Mass Balance)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 5 yrs

Storm Event:  TypeII  24hr (3.5 in)Label:  BASIN (IN)

Return Event:  5 yearsSubsection:  Level Pool Pond Routing Summary

Infiltration

No Infiltration
Infiltration Method
(Computed)

Initial Conditions

ft957.00
Elevation (Water Surface,
Initial)

ac-ft0.000Volume (Initial)

ft³/s0.00Flow (Initial Outlet)

ft³/s0.00Flow (Initial Infiltration)

ft³/s0.00Flow (Initial, Total)

hours0.050Time Increment

Inflow/Outflow Hydrograph Summary

ft³/s54.19Flow (Peak In) hours12.100Time to Peak (Flow, In)

ft³/s1.91Flow (Peak Outlet) hours15.500Time to Peak (Flow, Outlet)

ft959.13
Elevation (Water Surface,
Peak)

ac-ft3.036Volume (Peak)

Mass Balance (ac-ft)

ac-ft0.000Volume (Initial)

ac-ft4.323Volume (Total Inflow)

ac-ft0.000Volume (Total Infiltration)

ac-ft2.580
Volume (Total Outlet
Outflow)

ac-ft1.735Volume (Retained)

ac-ft-0.007Volume (Unrouted)

%0.2Error (Mass Balance)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 10 yrs

Storm Event:  TypeII  24hr (4.0 in)Label:  BASIN (IN)

Return Event:  10 yearsSubsection:  Level Pool Pond Routing Summary

Infiltration

No Infiltration
Infiltration Method
(Computed)

Initial Conditions

ft957.00
Elevation (Water Surface,
Initial)

ac-ft0.000Volume (Initial)

ft³/s0.00Flow (Initial Outlet)

ft³/s0.00Flow (Initial Infiltration)

ft³/s0.00Flow (Initial, Total)

hours0.050Time Increment

Inflow/Outflow Hydrograph Summary

ft³/s63.82Flow (Peak In) hours12.100Time to Peak (Flow, In)

ft³/s3.13Flow (Peak Outlet) hours14.100Time to Peak (Flow, Outlet)

ft959.38
Elevation (Water Surface,
Peak)

ac-ft3.427Volume (Peak)

Mass Balance (ac-ft)

ac-ft0.000Volume (Initial)

ac-ft5.133Volume (Total Inflow)

ac-ft0.000Volume (Total Infiltration)

ac-ft3.309
Volume (Total Outlet
Outflow)

ac-ft1.817Volume (Retained)

ac-ft-0.007Volume (Unrouted)

%0.1Error (Mass Balance)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 25 yrs

Storm Event:  TypeII  24hr (4.5 in)Label:  BASIN (IN)

Return Event:  25 yearsSubsection:  Level Pool Pond Routing Summary

Infiltration

No Infiltration
Infiltration Method
(Computed)

Initial Conditions

ft957.00
Elevation (Water Surface,
Initial)

ac-ft0.000Volume (Initial)

ft³/s0.00Flow (Initial Outlet)

ft³/s0.00Flow (Initial Infiltration)

ft³/s0.00Flow (Initial, Total)

hours0.050Time Increment

Inflow/Outflow Hydrograph Summary

ft³/s73.42Flow (Peak In) hours12.100Time to Peak (Flow, In)

ft³/s4.30Flow (Peak Outlet) hours13.700Time to Peak (Flow, Outlet)

ft959.66
Elevation (Water Surface,
Peak)

ac-ft3.868Volume (Peak)

Mass Balance (ac-ft)

ac-ft0.000Volume (Initial)

ac-ft5.951Volume (Total Inflow)

ac-ft0.000Volume (Total Infiltration)

ac-ft4.071
Volume (Total Outlet
Outflow)

ac-ft1.873Volume (Retained)

ac-ft-0.007Volume (Unrouted)

%0.1Error (Mass Balance)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 50 yrs

Storm Event:  TypeII  24hr (5.0 in)Label:  BASIN (IN)

Return Event:  50 yearsSubsection:  Level Pool Pond Routing Summary

Infiltration

No Infiltration
Infiltration Method
(Computed)

Initial Conditions

ft957.00
Elevation (Water Surface,
Initial)

ac-ft0.000Volume (Initial)

ft³/s0.00Flow (Initial Outlet)

ft³/s0.00Flow (Initial Infiltration)

ft³/s0.00Flow (Initial, Total)

hours0.050Time Increment

Inflow/Outflow Hydrograph Summary

ft³/s83.00Flow (Peak In) hours12.100Time to Peak (Flow, In)

ft³/s5.40Flow (Peak Outlet) hours13.500Time to Peak (Flow, Outlet)

ft959.96
Elevation (Water Surface,
Peak)

ac-ft4.348Volume (Peak)

Mass Balance (ac-ft)

ac-ft0.000Volume (Initial)

ac-ft6.774Volume (Total Inflow)

ac-ft0.000Volume (Total Infiltration)

ac-ft4.841
Volume (Total Outlet
Outflow)

ac-ft1.927Volume (Retained)

ac-ft-0.006Volume (Unrouted)

%0.1Error (Mass Balance)
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Whitetail Bend Subdivision

Scenario:  Miami County - , 100 yrs

Storm Event:  TypeII  24hr (5.4 in)Label:  BASIN (IN)

Return Event:  100 yearsSubsection:  Level Pool Pond Routing Summary

Infiltration

No Infiltration
Infiltration Method
(Computed)

Initial Conditions

ft957.00
Elevation (Water Surface,
Initial)

ac-ft0.000Volume (Initial)

ft³/s0.00Flow (Initial Outlet)

ft³/s0.00Flow (Initial Infiltration)

ft³/s0.00Flow (Initial, Total)

hours0.050Time Increment

Inflow/Outflow Hydrograph Summary

ft³/s90.63Flow (Peak In) hours12.100Time to Peak (Flow, In)

ft³/s6.09Flow (Peak Outlet) hours13.400Time to Peak (Flow, Outlet)

ft960.20
Elevation (Water Surface,
Peak)

ac-ft4.748Volume (Peak)

Mass Balance (ac-ft)

ac-ft0.000Volume (Initial)

ac-ft7.436Volume (Total Inflow)

ac-ft0.000Volume (Total Infiltration)

ac-ft5.461
Volume (Total Outlet
Outflow)

ac-ft1.969Volume (Retained)

ac-ft-0.006Volume (Unrouted)

%0.1Error (Mass Balance)
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Whitetail Bend Subdivision
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Hydrologic Soil Group—Miami County, Ohio
(Soil Map)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/5/2026
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

A

A/D

B

B/D

C

C/D

D

Not rated or not available

Soil Rating Lines
A

A/D

B

B/D

C

C/D

D

Not rated or not available

Soil Rating Points
A

A/D

B

B/D

C

C/D

D

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:15,800.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Miami County, Ohio
Survey Area Data: Version 24, Sep 2, 2025

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: May 18, 2023—Aug 
4, 2023

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Hydrologic Soil Group—Miami County, Ohio
(Soil Map)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

Bs Brookston silty clay 
loam, fine texture, 0 to 
2 percent slopes

C/D 2.2 8.9%

CeB Celina silt loam, 2 to 6 
percent slopes

C/D 1.2 4.9%

CrA Crosby silt loam, 
Southern Ohio Till 
Plain, 0 to 2 percent 
slopes

C/D 17.3 71.5%

MhB Miamian silt loam, 2 to 6 
percent slopes

C 1.9 7.6%

OdA Odell silt loam, 0 to 2 
percent slopes

C/D 1.7 7.0%

Totals for Area of Interest 24.2 100.0%

Hydrologic Soil Group—Miami County, Ohio Soil Map

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/5/2026
Page 3 of 4



Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when 
thoroughly wet. These consist mainly of deep, well drained to excessively 
drained sands or gravelly sands. These soils have a high rate of water 
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well 
drained soils that have moderately fine texture to moderately coarse texture. 
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of 
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay 
layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Hydrologic Soil Group—Miami County, Ohio Soil Map

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

1/5/2026
Page 4 of 4



RESOLUTION No. PC 07-26 
 

 A RESOLUTION RECOMMENDING APPROVAL OF A ZONING MAP AMENDMENT 
CHANGING THE ZONING OF PARCEL N44-100684 FROM AG – AGRICULTURE TO S-
RM – SUBURBAN RESIDENTIAL MULTI-UNIT, CITY OF PIQUA, OHIO 

WHEREAS, the property identified as Parcel #N44-100684, Piqua, Ohio, is currently 
zoned AG – Agriculture under the City of Piqua Development Code (Title XV: Land 
Usage of the Piqua Code of Ordinances, effective May 18, 2023); and 

WHEREAS, the applicant has requested a Zoning Map Amendment to rezone Parcel 
#N44-100684 from AG – Agriculture to S-RM – Suburban Residential Multi-Unit to 
allow for multi-unit residential development consistent with the City’s 
comprehensive plan and future growth objectives; and 

WHEREAS, the proposed rezoning has been reviewed in accordance with Article 7 
(Administration) and §7.2 (Development Review) of the Development Code, including 
public notice and any required hearings; and 

WHEREAS, the Planning Commission has evaluated the request against the criteria 
for zoning map amendments, including consistency with the Plan It Piqua 
Comprehensive Plan, compatibility with surrounding land uses, adequacy of public 
facilities and services, and the promotion of the public health, safety, and welfare; 
and 

WHEREAS, the Piqua Planning Commission finds that the requested rezoning to S-
RM – Suburban Residential Multi-Unit is consistent with the City’s adopted plans and 
policies and represents an appropriate transition of the property; and 

NOW THEREFORE BE IT RESOLVED, board member     hereby 
moves to recommend     of the zoning designation, as described by 
this resolution, the testimony and documents provided, with the motion seconded 
by board member     and the voting record on this motion is hereby 
recorded as follows.    

 

 
 
 
 

 
 
 
 
 
 
 

 AYE NAY ABSTAIN ABSENT 
Mr. Bradley Bubp   ☐   ☐   ☐   ☐ 

Mr. Eddie Harvey   ☐   ☐   ☐   ☐ 

Mr. Terry Wright   ☐   ☐   ☐   ☐ 

Mr. Adam Seas   ☐   ☐   ☐   ☐ 

Mr. Micah Underwood   ☐   ☐   ☐   ☐ 



RESOLUTION No. PC 07-26 
 

 Adopted this ____ day of ____________, 2026. 
 
Chairman, Planning Commission   Clerk, Planning Commission 

 
___________________________     ___________________________ 
Bradley C. Bubp      Emily McCulla 



 

 

STAFF REPORT 
Planning Commission 
 
Date:  May 12, 2026 
Re:  PC 07-26 – Zoning Map Amendment  
   
Applicant: Paresh Shah 
Owner: Jerry & Pamela Sowers 
Address: High Street 
Parcel #: N44-100684 
 
Existing Zoning: AG – Agricultural 
Proposed Zoning: S-RM – Residential Multi-Unit 
 
Request: The applicant requests approval of a Zoning Map Amendment from 

Agricultural (AG) to Residential Multi-Unit (S-RM) to accommodate the 
construction of a multi-family residential development. 

 
  
 
UPDATE: 

At the Planning Commission meeting in April, the Commission asked about stormwater 
issues related to the site while considering the Zoning Map Amendment request.  
Although stormwater is not considered during the rezoning process generally, due to the 
development not being engineered yet, Staff did provide an additional exhibit related to 
the stormwater pathway from the site through the City. 

It is important to note that the codes that exist in Piqua and other communities within 
Ohio, are in place to support the Ohio EPA requires related to stormwater quality and 
quantity standards.  These standards are consistent throughout Ohio, and most 
communities have put regulations that meet or exceed these requirements.  Piqua is no 
exception.  Our standards meet the requirements of new development to meet the EPA 
requirements, and when an applicant gets to the development review process, the site 
is reviewed for approval of those standards.  There is great concern when concerns 
about a “potential” issue is used as justification to deny a use that could be permitted.   

Staff has provided the Planning Commission with the seven standards that should be 
used to consider approval of the request.  These standards, under Section 7.2.2.D.2 are 
the only standards that should be considered when weighing if a Zoning Map 
Amendment should be approved or not. 

 



 

 

STAFF REPORT 
Section 7.2.2.D.2 Standards 

a. The amendment corrects an error or meets the challenge of some changing 
condition, trend or fact.  

b. The amendment substantially conforms with the Comprehensive Plan, relevant 
small area plans, the Transportation Plan, and all other relevant plans of the City.  

c. The amendment substantially conforms with the stated purpose and intent of this 
Development Code. 

d. The amendment will reinforce the existing or planned character of the area.  

e. The subject property is appropriate for the development allowed in the proposed 
district and the use and development of adjacent properties.  

f. The City and other service providers will be able to provide sufficient public 
facilities and services including schools, roads, recreation facilities, wastewater 
treatment, water supply and stormwater facilities, police, fire and emergency 
medical services, while maintaining sufficient levels of service to existing 
development.  

g. The amendment will not have a significant adverse impact on property in the 
vicinity of the subject property. 

 

When looking at these seven (7) standards there are none that contemplate stormwater 
approvals or lack of approval, a reason to deny a Zoning Map Amendment.  If there is a 
potential for the stormwater to cause an issue, that would need to be addressed as part 
of the development process, not the rezoning process.  Again, when looking at the 
seven standards, Staff strongly recommends that the Planning Commission consider 
each and determine why the requested Zoning Map Amendment should be 
recommended for approval or denial. 

Staff supports the professional engineers who are tasked with reviewing the stormwater 
calculations and believes that they are confirming that the standards are being met.  If 
this property was approved for a Zoning Map Amendment and the use was permitted 
the developer would still be required to get full engineering and architectural drawings 
approved.  It should be made clear that no development will be permitted without 
proving that they are meeting these stormwater requirements. 

 
 
  



 

 

STAFF REPORT 
Original Request: 
 

 
 
The applicant is requesting to rezone a 5.16 acres property that is located to the west of 
Robert M. Davis Parkway on the south side of High Street across from Lambert Drive.  
This property, which is currently agricultural land, has a developer who has requested to 
rezone the property to permit the construction of 36 townhomes over nine buildings. 
 
Analysis: 
 
The property is listed as “District” within the Comprehensive Plan, which is intended as 
an area that should be utilized to strengthen areas that serve specific uses.   This 
particular area isn’t clearly defined by the plan, but it can be inferred that the intent was 
to have the area development similarly to the type of development along Robert M. 
Davis Parkway which includes light industrial uses and dense development. 
 
This development would support the overall city housing goal of “promoting a diverse 
and quality housing stock to meet the needs of all residents, and enhance the housing 
supply”. 
 



 

 

STAFF REPORT 

 
 
The site plan provided by the applicant shows nine buildings and 36 units total.  The 
access for the development is located across from Lambert Drive and they show two 
large retention ponds. 
 
The request that is before the Planning Commission is not to approve the specific use 
or potential development, but it is important to understand the context for the zoning 
map amendment request. 
 
Staff will review the utilities, stormwater, access, parking, and all other development 
code and engineering requirements once the development is formally requested.  At this 
time, the review only is for compliance with the City of Piqua Comprehensive Plan and 
development codes. 
 
Recommendation: 
 
Staff recommends that the Planning Commission approve the request for a Zoning Map 
Amendment for Parcel N44-100684 and forward a positive recommendation to City 
Commission for final acceptance and authorization.  



DEVELOPMENT STANDARDS:

LAND AREA (GROSS) 195,514 SF

PERMITTED USES: USES PERMITTED BY RIGHT IN A CS DISTRICT, EXCEPT NO 

ENTERTAINMENT AND/OR DRINKING ESTABLISHMENT, NOR 

SEXUALLY ORIENTED BUSINESSES

MAXIMUM BUILDING HEIGHT TWO-STORY

MINIMUM BUILDING SETBACKS

NORTH PROPERTY LINE 25'-0"

EAST PROPERTY LINE 60'-9"

WEST PROPERTY LINE 50'-2"

SOUTH PROPERTY LINE 20'-0"

MINIMUM OFF-STREET PARKING AS REQUIRED FOR THE APPLICABLE USE UNIT BY THE OHIO

ZONING CODE

MINIMUM INTERNAL LANDSCAPED OPEN SPACE 10%

ZONING REQUREMENTS 

PROPOSED USE - RESIDENTIAL TOWNHOUSE

PROPOSED OCCUPANT LOAD - 36 TOWNHOUSE, 4 OCCUPANTS PER EACH, SO TOTAL 144 OCCUPANTS

PROPOSED PARKING SPACES - 2 ADA PARKING & 9 REGULAR PARKING = TOTAL 11 PARKING PER CLUSTER

TOTAL PROVIDED PARKING SPACES - 9 X 11 = 99 PARKING SPACES

GENERAL NOTES:

PATCH AND REPAIR ANY EXISTING SITE ELEMENTS (SOIL, LANDSCAPE, PAVING, ETC.) DISTURBED DURING THE 
CONSTRUCTION PROCESS.

CONTRACTOR TO FURNISH WARNING BARRELS TO CONTROL ACCESS DURING CONSTRUCTION. ALL CONSTRUCTION 
ZONES SHOULD BE CLEARLY IDENTIFIED TO MINIMIZE PUBLIC CONFUSION.

IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO VISIT THE SIRE PRIOR TO BIDDING TO INSPECT THE SITE AND 
FAMILIARIZE HIMSELF WITH EXISTING CONDITIONS AFFECTING AREAS OF NEW CONSTRUCTION. THE CONTRACTOR 
SHALL NOT DISPUTE OR ASSERT THAT THERE IS ANY MISUNDERSTANDING IN REGARDS TO LOCATION, EXTENT, 
NATURE OR AMOUNT OF WORK TO BE PERFORMED UNDER THIS CONTRACT DUE TO THE CONTRACTOR'S FAILURE 
TO PERFORM THERE DUTIES

THE CONTRACTOR IS RESPONSIBLE FOR LOCATING AND VERIFYING ALL EXISTING UNDERGROUND UTILITIES IN ALL 
AREAS AFFECTED BY NEW WORK PRIOR TO COMMENCEMENT OF ANY EXCAVATION. EXISTING UTILITIES SHOWN ON 
THE DRAWINGS ARE APPROXIMATE ROUTING LOCATIONS AS BEST DETERMINED FROM EXISTING SURVEY BUT 
SHOULD NOT BE CONSTRUED TO REPRESENT ALL EXISTING UTILITIES

FIELD VERIFY IS DEFINED AS FOLLOWS; THE GENERAL CONTRACTOR IS REQUIRED TO FIELD SURVEY THE NOTED  
CONDITION AND/OR DIMENSION PRIOR TO CONSTRUCTION OR PREPARATION OF SUBMITTAL SHOP DRAWINGS AND 
INTEGRATE FIELD SURVEY INFORMATION INTO THE CONSTRUCTION

A. 

C. 

D. 

E. 

F. 

CONTRACTOR TO ENSURE AREAS OF NEW PAVING ALONG THE EGRESS ROUTE ADJOINING EXISTING HORIZONTAL 
SURFACES SHALL BE SLUSH IN NATURE WITH LESS THAN 1/4" VERTICAL RISE.

B. 

SITE PLAN
KEYNOTES:

TOWNHOUSE (CLUSTER OF 4 UNITS)01. 

NOTE; NOT ALL KEYNOTES 
USED ON EACH SHEET

GRASS02. 

03. 

PARKING AREA W/ PROPOSED DRIVEWAY04. 

WATER POND05. 

CURB AROUND ROAD06. 

SIDEWALK MIN. 4' WIDE AND 4" THICK

PROPERTY LINE07. 

SIDEWALK AT THE POND AREA08. 
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RESOLUTION No. PC 08-26 
 

 A RESOLUTION AUTHORIZING A SPECIAL USE PERMIT FOR A PERSONAL USE 
BUSINESS (YOGA STUDIO) AT 319 N. MAIN STREET, PIQUA, OHIO 

WHEREAS, the property identified as Parcel #N44-001000, Piqua, Ohio, is currently 
zoned D-SX – Downtown Shopfront Mixed Use under the City of Piqua Development 
Code (Title XV: Land Usage of the Piqua Code of Ordinances, effective May 18, 2023); 
and 

WHEREAS, the applicant has requested a Special Use Permit to operate a personal 
use business (yoga studio) at the aforementioned property, which is classified as a 
Personal Service use under §3.5.11 of the Development Code; and 

WHEREAS, the proposed use of the property for a personal use business (yoga 
studio) is consistent with the goals of the City’s zoning regulations, the Plan It Piqua 
Comprehensive Plan, and the purpose of the D-SX district to accommodate 
pedestrian-oriented, mixed-use development with compatible commercial and 
personal service activities that enhance the downtown public realm; and 

NOW THEREFORE BE IT RESOLVED, board member     hereby 
moves to recommend     of the special use, as described by this 
resolution, the testimony and documents provided, with the motion seconded by 
board member     and the voting record on this motion is hereby 
recorded as follows.    

 

 
 
 
 

 
 
 
 
 
 
 
Adopted this ____ day of ____________, 2026. 
 
Chairman, Planning Commission   Clerk, Planning Commission 

 
___________________________     ___________________________ 
Bradley C. Bubp      Emily McCulla 

 AYE NAY ABSTAIN ABSENT 
Mr. Bradley Bubp   ☐   ☐   ☐   ☐ 

Mr. Eddie Harvey   ☐   ☐   ☐   ☐ 

Mr. Terry Wright   ☐   ☐   ☐   ☐ 

Mr. Adam Seas   ☐   ☐   ☐   ☐ 

Mr. Micah Underwood   ☐   ☐   ☐   ☐ 



 

 

STAFF REPORT 
Planning Commission 
 
Date:  May 12, 2026 
Re:  PC 08-26 – Special Use  
   
Applicant: Bobbie Debrito Photography, Bobbie Crumes 
Owner: ADM Real Estate Holdings LLC 
Address: 319 N. Main Street 
Parcel #: N44-001000 
 
Existing Use:  Portrait Studio 
Proposed Use: Yoga Studio 
 
Request: The applicant requests approval of a Special Use for a Personal Service in 

the Downtown Shopfront Mixed-Use (D-SX) district. 
 
  
 
Background: 
 

 



 

 

STAFF REPORT 
 
The subject property is located at 319 N. Main Street in the D-SX – Downtown 
Shopfront Mixed Use zoning district. The property consists of an existing multi-story 
downtown building with commercial uses on the ground floor and upper-floor space 
currently proposed for conversion to a yoga studio. 
 
The applicant is requesting a Special Use Permit to operate a Personal Service use 
(§3.5.11 of the Piqua Development Code), specifically a yoga studio, on the upper floor 
of the building. This is a low-intensity indoor activity that fits within the broad category of 
personal services (which includes gym/fitness/yoga studios). 
 
The D-SX district is intended to create a vibrant, pedestrian-oriented environment in the 
downtown core with a mix of ground-floor retail/shopfront uses and compatible upper-
story commercial and service activities. 
 
 
Analysis: 
 
The proposed yoga studio is consistent with the purpose and intent of the D-SX 
Downtown Shopfront Mixed Use district, which encourages a mix of uses that support 
downtown vitality while maintaining a strong pedestrian focus. Upper-floor personal 
service uses such as this are particularly appropriate as they activate upper stories 
without competing with ground-floor retail. 
 
Key considerations include: 
 

• Compatibility: The use is low-impact, generates minimal traffic, and operates 
primarily during daytime/evening hours typical for downtown activities. It will 
complement rather than conflict with surrounding downtown uses. 

• Comprehensive Plan Alignment: The proposal supports the goals of the Plan It 
Piqua Comprehensive Plan by promoting active, mixed-use development in the 
downtown area and encouraging the reuse of existing buildings. 

• Development Code Standards: As an upper-floor use in a downtown building, the 
proposal aligns with the general allowances for Personal Service uses. No 
exterior alterations or expansions are proposed that would trigger additional site 
development standards. 

• Potential Impacts: Staff anticipates negligible adverse impacts to parking, traffic, 
noise, or the public realm given the small scale and indoor nature of the use. 
 

Overall, the request meets the criteria for approval of a Special Use Permit under §7.2.3 
of the Development Code. 
 
 



 

 

STAFF REPORT 
Recommendation: 
 
Staff recommends APPROVAL of the Special Use Permit for the Personal Service use 
(yoga studio) at 319 N. Main Street. 
 
This recommendation is based on the consistency of the proposal with the zoning 
district purpose, the Development Code, and the City’s comprehensive plan goals. Staff 
suggests the Planning Commission approve the request subject to the following 
standard conditions: 
 

1. The use shall operate in substantial conformance with the application materials 
and site plans submitted. 

2. All applicable Development Code standards, including building, fire, and health 
codes, must be met. 

3. The applicant shall obtain any required building permits prior to commencing 
operations. 

  







           

April 28, 2026 

*** MEETING NOTICE *** 
 
Please be advised that the City of Piqua Planning Commission meeting is scheduled for 
Tuesday, May 12, 2026, at 6:00pm. The meeting will take place in the Commission 
Chambers (Second Floor) of the Municipal Government Complex, 201 W. Water Street, 
Piqua, Ohio.  
Residents and interested parties may attend the meeting to present comments on 
agenda items. Alternatively, public comments can be submitted via email at 
emcculla@piquaoh.gov by noon on the day of the meeting.  
The meeting notice and agenda, including the address of items under consideration, are 
available to the public through this notice or by scanning the QR code posted at the 
location listed in the agenda. The full agenda packet will be available for public review at 
https://piquaoh.gov/1614/Agendas-Minutes.   

For any questions regarding this notice, please contact the Community Services 
Department.  

 

 

 

 

Chad D. Henry 
City Planner 

Enc. 

 

Community Services Department 

Chad Henry | City Planner 
201 West Water Street • Piqua, Ohio 45356 

(937) 778-2049  
 

mailto:emcculla@piquaoh.gov
https://piquaoh.gov/1614/Agendas-Minutes
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