
 

 
 

A G E N D A 
 

THE HAMILTON COUNTY BOARD OF ZONING APPEALS 
 

REGULAR MEETING 
 

Room 805-B, Administration Building 
FEBRUARY 11, 2015  

1:00 P.M. 
Peggy Roudebush, Chairman/Presiding Officer 

 
1. MEETING CALLED TO ORDER 

 
2. ROLL CALL OF COMMISSIONERS 

 
3. PLEDGE OF ALLEGIANCE 

 
4. SWEARING IN OF WITNESSES 

 
5. ADMINISTRATIVE ITEMS: 

ADM03: Approval of minutes from January 14, 2015 regular meeting 
 

6. PUBLIC HEARINGS: 
 

ZONING VARIANCES: 
 

A. CASE: Harrison 2014-04; 11483 New Biddinger Road 
REQUEST: To request a variance to allow the construction of an accessory garage structure with 

more height and area than permitted and located in the front yard area of the property 
located in an A Residence District 

APPLICANT: Charles Hatfield (applicant); Charles & Michelle Hatfield (owners) 
LOCATION: 11483 New Biddinger Road, on a private drive off of the west side of New Biddinger 

Road, north of Carolina Trace Road (Book 560, Page 120, Parcel 121) 
 TRACT SIZE: Approximately 5.58 acres 
  
 CONDITIONAL USES: 
 

A. CASE: Columbia 2013-01; 5400 Red Bank Road 
REQUEST: Conditional Use approval to modify a previously approved conditional use plan for a 

school use located in an existing “B” and “C” Residence District   
APPLICANT:  Richard S. Thomas, SHP Leading Design (applicant); The Seven Hills School (owner) 
LOCATION: 5400 Red Bank Road, on the southeast corner of Red Bank Road and Ellmarie Drive 

(Book 520, Page 215, Parcel 11)  
 TRACT SIZE: Approximately 10.79 acres 
 
 

B. CASE: Columbia 2015-01; 6921 Windward Avenue 
REQUEST: To Conditional Use approval for a Type “A” daycare facility located in an existing “C” 

Residence District   
APPLICANT: LaToya Dixon (applicant & owner)  
LOCATION: 6921 Windward Avenue, on the south side of Windward Avenue, 300 feet west of 

Berwick Avenue (Book 520, Page 172, Parcel 419)  
 TRACT SIZE: Approximately 0.12 acres 
 
 

C. CASE: Green 11-99; St. Ignatius Church  
REQUEST: To modify a previously approved plan for a church use located in an existing “B” 

Residence and “E” Retail District  
APPLICANT: David Sweeny, DPS Architects, LLC. (applicant) Archbishop of Cincinnati (owner) 
LOCATION: Green Township: On the northeast corner of Boomer Road and Northbend Road 
 (Book 500, Page 73, Parcels 2, 3 and 69)   

 TRACT SIZE: Approximately 6.9 acres 
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7. OLD BUSINESS: 

8. NEW BUSINESS: 

9. DATE OF NEXT MEETING: March 11, 2015  

10. ADJOURNMENT 
 

 
NOTE:   Individuals requiring special accommodations to participate in or attend any meeting or hearing should call the Planning & Development Office at 946-

4550, ext. 2 seven days prior to the meeting. 
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 SECRETARY’S REPORT 

 
FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON DECEMBER 10, 2014 
 

BZA 
CASE: 

 
HARRISON 2014-04 (Variance Request) 

11483 NEW BIDDINGER ROAD 
 

 
REQUEST: 

 
To request a variance to allow the construction of an accessory garage structure 
with more area than permitted and located in the front yard area of the property 
located in an “A” Residence District 

  
APPLICANT: 
 
LOCATION: 

Charles Hatfield (applicant); Charles & Michelle Hatfield (owners) 
 
Harrison Township:  11483 New Biddinger Road, on a private drive off of the west 
side of New Biddinger Road, north of Carolina Trace Road (Book 560, Page 120, 
Parcel 121) 

 
SITE 
DESCRIPTION: 

 
Tract Size: 

 
Approximately 5.58 acres 

Frontage: Approximately 20 feet on New Biddinger Road  
Zone District: “A” Residence 
Existing Dvlpmt: Single-family home 

 
SURROUNDING 
CONDITIONS: 

 
 

 
ZONE 

 
LAND USE 

North: “A” Residence Large lot single-family homes 
South: “A” Residence Large lot single-family homes 
East: “A” Residence Large lot single-family homes 
West: “A” Residence Large lot single-family homes 

  
  
REQUEST: 
 
 
 
 
 
 
 
 
 
 
 

The applicant has proposed to construct a 2,340 square-foot (36 x 65 foot), 18-foot 
high detached garage building in the front yard of the single-family property.  The 
property is located on a private driveway within an easement that provides access to 
4 additional properties to the south and west.  The lot extends across the driveway 
and the applicant owns property on both sides of the drive.  The existing home is 
located on the east side of the private drive and includes a separate driveway 
leading to the attached garage.  The proposed detached garage would be accessed 
by a new driveway on the opposite side of the private drive.  The garage would 
include a double door on the southern façade and a single door on the northern 
façade.  The building would be constructed using brick veneer and would include a 
pitched roof with dimensional shingles to match the home.  The applicant states that 
the increased area is needed to allow storage of multiple recreation vehicles and 
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FINDINGS: 

trailers and the proposed location is the only suitable location for the garage due to 
the steep slopes on the remainder of the property.   
 
Accessory Structure Variance Request:  Accessory structure of 2,340 square feet 
where a maximum of 2,000 square feet is permitted and located within the front 
yard where no accessory structures are permitted.   
 
The proposed location of the detached garage would be 25 feet from the edge of the 
property line to the west, in accordance with the required 25-foot setback.  The 
structure would also be located 25 feet from the edge of the private drive easement.  
Because of the unusual arrangement of the lot located on both sides of the private 
drive, the proposed garage would be located on the opposite side of the drive from 
the home.  This would create an unusual appearance and the garage would appear to 
be on its own property separate from a residence.  However, due to the steep 
topography of the remainder of the lot, there is no location to the rear of the home 
or on the east side of the driveway where a detached structure could be located.   
 
In addition, the Zoning Resolution does not prevent parking on a paved surface on 
this portion of the property.  The majority of vehicles currently stored on the site 
could continue to be parked in this location.  Construction of the proposed garage 
would allow these vehicles to be located inside and out of sight.  The garage would 
be constructed partially into the hillside, with retaining walls on both sides of the 
new driveway that would be visible from the private drive, especially when entering 
the site from the north.  The applicant is proposing 8 evergreen trees along the 
western property line.  However, these trees would better serve to screen this wall 
and exposed foundation on the east side of the structure.  In addition, there is some 
question as to how the rear of the garage would function as the plans show a garage 
door to the rear (north) side but no driveway or walkway has been shown.   
 
Aside from the view of the garage when traveling along the private drive to the 4 
remaining homes on the drive, the structure would only be visible from one other 
property.  The property immediately to the south would have a clear view of the 
proposed garage from the area of the adjacent home near their attached garage.  
Though both properties are greater than 5 acres in area, due to the topography of the 
area the homes on these properties are very close to one another.  However, there 
appears to be a landscaped area between the two homes that includes several mature 
evergreen trees.  This landscaping effectively screens the view of the proposed 
garage area from the living portion and windows of the adjacent home.   
 
There have been two other variances granted to homes on this private drive.  The 
applicant was granted a front yard setback variance for the home on the subject site 
when it was constructed in 2004 from 50 feet to 35 feet.  In addition, a variance to 
allow a detached accessory structure in the front yard was granted for the adjacent 
property to the west of the subject site.  This garage was constructed in the front 
yard in accordance with the approval.  Aside from these previous variances, one of 
the properties to the west also includes a large barn structure that appears to have 
been constructed as an agricultural building exempt from zoning.  Therefore, the 
size and location of the proposed garage would not be out of character with 
properties in the vicinity of the site.   
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STANDARDS: Section 10-12.1 – Accessory Structure Area and Height. 

Provides in relevant part:  “On parcels greater than one (1) acre and having a 
minimum width of not less than 150 feet at the building line, no more than 2,000 
square feet in area…” 
 
Section 10-12.3 – Location. 
Provides in relevant part:  “No detached garage or storage barn shall be located in 
the front or side yard…” 
 
This request is a variance based on “practical difficulties” and not based on a “use 
variance”, “unnecessary hardship” or “undue hardship”.  The following factors 
should be used to determine if the detached garage should be permitted to be 2,340 
square feet in size and located within the front yard of the home on the property: 
 

1. Can the property in question yield a “reasonable return” or be used in any 
beneficial way without the variance? 

2. Is the variance a substantial deviation from the zoning code? 
3. Will the essential character of the neighborhood be substantially altered or 

would adjoining properties suffer substantial detriment as a result of the 
variance? 

4. Will the variance adversely affect the delivery of governmental services, 
such as garbage removal, sewage disposal, or water lines? 

5. Did the property owner purchase the property with knowledge of the zoning 
restrictions?  

6. Can the property owner’s predicament be feasibly obviated through some 
method other than a variance?  In other words, does the property owner have 
a remedy other than a variance, which would alleviate the problem?  

7. Will the spirit and intent behind the zoning requirement be observed and  
substantial justice done by granting the variance? 

  
  
BOARD’S ACTION: 
 

The Board is to consider the application for a variance to allow the applicant to 
construct a detached accessory garage with more area than permitted and located 
within the front yard area on the property in question. 

 
BDS 
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SITE PHOTOS 
 
 
 
 
 
 
 
 
 

View of site looking south along private drive, home on left, proposed garage location on right 
 
 
 
 
 
 
 
 
 

View of site looking north along driveway, proposed garage location on left 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View from proposed garage location looking south towards adjacent home
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 STAFF REPORT 
 
FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON FEBRUARY 11, 2015 
 

 
BZA CASE: 

 
COLUMBIA 2013-01 (CONDITIONAL USE MODIFICATION) 
SEVEN HILLS EARLY CHILDHOOD CENTER  

 
REQUEST: 
 

 
CONDITIONAL USE approval to modify a previously approved conditional use plan 
for a school use located in an existing “B” and “C” Residence District 
 

PURPOSE: 
 

To modify the approved site plan to allow for an 1,800 square foot addition to the 
previously approved building including modifications to the paved areas, paved paths, 
landscaped areas and play areas 
 

APPLICANT: 
 

Richard S. Thomas, SHP Leading Design (applicant); The Seven Hills School (owner) 
 

LOCATION: 
 

Columbia Township:  On the southeast corner of Red Bank Road and Ellmarie Drive 
(Book 520, Page 215, Parcels 11) 
 

SITE 
DESCRIPTION: 

Tract Size: Approximately 10.79 acres 
Frontage: Approximately 470 feet on Red Bank Road, 275 feet on Ellmarie 

Drive and 160 feet on Raywill Court 
Topography: Relatively flat  
Existing Dvlpmt: Early Childhood School under construction 
 

SURROUNDING 
CONDITIONS: 

 ZONE 
North: “C” Residence  
South: “B” Residence 
East: “C” and “B” Residence 
 
West: “ML” Manufacturing (City of 

Cincinnati) 

LAND USE 
Single-family homes  
Seven Hills School and parking lot 
Single-family homes and athletic 
field 
Manufacturing/Industrial uses 

 
SUMMARY OF 
RECOMMENDATIONS 

 
 

APPROVAL with Conditions and a Variance 
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PROPOSED USE: 
 
 
 
 
 
 
 
 
 
 
 
 
PREVIOUS BZA 
ACTION: 
 
 
 
 

The applicant is requesting to modify an approved Conditional Use Permit to add 1,800 
square feet to the Early Childhood Learning Center which is currently under 
construction.  The additions to the building are proposed along the front (southwestern) 
facade facing Red Bank Road and the southern façade.  The total square footage of the 
single-story early childhood center would be 19,132 square feet.  The approved one-
way driveway providing access to the school from Red Bank Road and out to Ellmarie 
Drive would be shifted slightly to align with the new building entrance.  The paths and 
pavement areas have also been redesigned.  Changes are also proposed in the play areas 
including a new play area identified just west of the entrance drive off of Red Bank 
Road.  The approved parking lot would not be changed.  The old early childhood center 
building and pool along with 7 homes along Ellmarie Drive and Raywill Court have 
been razed.   The existing red barn building along Red Bank Road would remain.   
 
In November of 2000, a Conditional Use for a 101-space parking lot that replaced a 
gravel parking lot was approved for the Seven Hills school campus.  In February of 
2001, a Conditional Use for a 14,700 square-foot temporary modular classroom 
building was approved on the site.  The existing high school was rebuilt and the 
temporary building was removed. 
 
In December of 2013, a Conditional Use for the Seven Hills Early Childhood Learning 
Center was approved including a 17,332 square foot building and a 34-space parking 
lot.  A play area identified for ‘structured and open play for beginnings’ was approved 
in the approximate location of the old early childhood center.  A second play area was 
approved an identified as ‘structured and open play for pk-k’ at the intersection of 
Ellmarie Drive and Raywill Court.  Landscaping and fencing were approved around the 
perimeter of the site.  The applicant has consolidated all of the land that is located 
within the Columbia Township portion of their property into one lot including the new 
early childhood center building and associated parking lot and play areas, red barn 
building, athletic field and track and a portion of another existing school building and 
parking lot.  This parcel contains approximately 10.8 acres while the area being 
developed is approximately 3 acres.  The site is currently under construction and this 
approved conditional use is currently being proposed to be modified.  A large majority 
of the school campus would remain in the city of Cincinnati. 
 
In February of 2014, a Conditional Use was approved to convert a grass athletic field 
into a synthetic surface athletic field for a site located east of the proposed 
development.  The majority of the site improvements were proposed in the city of 
Cincinnati located to the south.  Only a small portion of site improvements, 
approximately 6,800 square feet in size (approximately 15% of the total field area) 
along with one light pole, were located within Columbia Township.   
 

  
ANALYSIS: 
 

Compliance With General Considerations For Conditional Uses 
 
In accordance with Chapter 17 of the Zoning Resolution in order to approve a
Conditional Use, the Board of Zoning Appeals shall make a finding that the proposed
use is appropriate in the location where it is proposed.  That finding must be based on the 
following considerations as contained in Section 17-6 as well as the specific criteria 
identified in Section 17-7. 
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• Spirit and Intent:  The proposed use and development shall comply with the spirit

and intention of the Zoning Resolution and with district purposes.
Findings:  Staff finds that the already approved school use is permitted in the “B” 
and “C” Residence Districts as a conditional use and that the proposed expansion
would comply with the spirit and intention of the Zoning Resolution.  In the previous 
approval, the applicant was granted a variance to the front yard setback for the 
existing red barn building.  The proposed building expansion would not require any
additional variances.   
 

• No Adverse Effect:  The proposed use and development shall not have an adverse
effect upon adjacent property or the public health, safety, morals and general welfare.
Findings:  With the previously approved screening including fencing, landscaping 
and mounding, the proposed development was not found to adversely impact the 
surrounding properties.  The most directly impacted privately owned home by the 
proposed new changes is located at 5525 Raywill Court at the end of the cul-de-sac. 
This home is adjacent to the area identified for the new school building and although 
the proposed building expansion does not encroach closer to this residence or with 
any other homes in the area, it is adjacent to the play areas identified for ‘water
play’, ‘jens jension ring’ and ‘work terrace’.  However, the previous approval 
permitted a ‘four seat swing’ in this same area.  Staff finds that with the proposed 
buffering as identified on the plan, this change in the play area design will not 
adversely affect the residence at 5525 Raywill Court.  Staff finds that this existing
home is already located within close proximity to an athletic field and track and that
the redesigned play areas should not add significantly to the noise impact.  Further,
the potentially unsightly transformer previously approved for this area has been 
moved to Ellmarie Drive as required by Duke Energy and the scoreboard has been
moved to the northeast corner of the existing athletic field. 
 
A new ‘Beginnings Play Area’ has been identified in front of the building in between
Red Bank Road and the Early Childhood Center in an area that previously was not
identified as a play area.  However, staff finds that this new area will not adversely
affect the surroundings as the area is heavily landscaped and a parking lot and
wooded area exist across Red Bank Road.   
 

• Protection of Public Interests:  The proposed use and development should respect, to
the greatest extent practicable, the natural, scenic and historic features of significant
public interest. 
Findings:  There are no known features of significant public interest. 

 

• Consistent with Adopted Plans:  The proposed use and development shall, as 
applicable, be consistent with objectives, policies and plans related to land use
adopted by the Board of County Commissioners. 
Findings:  Columbia Township has an adopted Land Use Plan for this area.  The
designation for the southern portion of the property is listed as ‘Educational’ and the 
proposed development changes would be consistent with the adopted Columbia
Township Land Use Plan.  The northern portion of the site is identified as ‘Single-
Family’.  Schools are permissible in single-family areas and therefore, the changes 
are not in conflict with the adopted Land Use Plan in this area. 
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Compliance With Specific Conditional Use Criteria As Per Section 17-7 

 
Schools (and related uses) in Residential districts must comply with the following 
specific criteria: 

 
17-7-(1): Measures shall be taken to minimize the impact of potential nuisances such
as noise, odor, vibration, and dust on adjacent properties. 
Findings:  With the proposed screening as identified on the plan, the additional 
noise, odor, vibration or dust from the proposed changes would be minimal.  Staff 
recognizes that noise is likely already generated from the existing school, athletic
fields and pool located within 50 feet of adjacent residences.   
 
17-7-(o) (1): Landscaping shall be installed in accordance with one of the following
buffers as described in detail in chapter 14:  
  1). Boundary Buffer A (shown in Fig. 14 A) 
  3). Streetscape Buffer (shown in Fig. 14 C). 
Findings:  The previous approval identified more landscaping within the required 
Boundary Buffer along with a six foot high vinyl privacy fence with shrubs located
between the fence and the existing house.  This boundary buffer and fence would 
separate the proposed site from the nearest house located 5525 Raywill Court.  The 
previous approval also included planting trees and shrubs along Red Bank Road 
along with preserving three existing mature trees.  In general, all landscaping
appears to be more than what is required in the Zoning Resolution and no additional 
streetscape or boundary buffer screening would be necessary in these areas. 
 
17-7-(p) (3): One sign permitted at a maximum of 32 square feet. 
Findings: The applicant has not proposed any new signage.   
 
17-7-(s): All exterior lighting shall be directed away from adjacent residential
properties. 
Findings: In the previous approval, the applicant was required to submit a lighting 
plan that confirms to the Zoning Resolution.  Since a lighting plan has not been 
submitted, staff finds that this condition should remain.  

  
  
CONCLUSION: 
 

The above findings indicate that the proposed changes to the approved development 
meet the requirements of Section 17-6, General Considerations for Conditional Uses 
and Section 17-7, Specific Criteria Pertaining to Conditional Uses, with the condition 
listed below.  The proposed school building expansion with modifications to the paved 
areas, paved paths, landscaped areas and play areas as identified on the submitted plans 
would not likely have a negative impact on any adjacent residents.  The development 
does not have any other deviations from the approved plan and with the previous 
conditions of approval (BZA decision on December 11, 2013), staff finds that the 
proposed changes comply with the intentions of the Conditional Use review.  
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UPDATED AERIAL PHOTOGRAPHY (Google Maps) 
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SITE PHOTOS 
 

 
View of the site looking south from Ellmarie Drive 

 
 

 
View of the homes at the Raywill Court cul-de-sac looking southwest 

 
 

 
View from existing Seven Hills School looking north (existing red barn to remain) 
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PROPOSED SITE PLAN  
(New building additions in cross hatch and old/approved pavement areas in blue) 
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LANDSCAPING AND PLAY AREAS 
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ELEVATIONS 
 

 
West Elevation (Facing Red bank Road) 

 
 

 
East Elevation 

 
 

 
South Elevation 

 
 

 
North Elevation 
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APPLICANT’S LETTER 
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 STAFF REPORT 
 
FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON FEBRUARY 11, 2015 
 

 
BZA CASE: 

 
COLUMBIA 2015-01 (CONDITIONAL USE REQUEST) 

6921 Windward Daycare
 

 
REQUEST: 
 

 
CONDITIONAL USE approval for a “Type A” daycare facility located in an existing 
“C” Residence District 
 

PURPOSE: 
 

To convert an existing “Type B” daycare facility into a “Type A” daycare facility with 
an outdoor play area in the rear yard 
 

APPLICANT: 
 

LaToya Dixon (applicant & owner) 

LOCATION: 
 

Columbia Township:  6921 Windward Avenue, on the south side of Windward 
Avenue, 300 feet west of Berwick Avenue (Book 520, Page 172, Parcel 419) 
 

SITE 
DESCRIPTION: 

Tract Size: 0.12 acres 
Frontage: 35 feet on Windward Avenue and 35 feet on Polmeyer Alley 
Topography: Flat 
Existing Dvlpmt: Single-family residence with one-car garage exiting onto alley 
 

SURROUNDING 
CONDITIONS: 

  
 ZONE 
North: “C” Residence 
South: “SF-2” Single-Family (Cincinnati) 
East: “C” Residence 
West: “C” Residence 

 
LAND USE 
Single-family residential 
Single-family residential 
Single-family residential 
Single-family residential 

 
SUMMARY OF 
RECOMMENDATIONS 

 
 

DENIAL 
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PROPOSED USE: 
 
 
 
 
 
 
 
 
 
 
ZONING 
HISTORY: 
 
PREVIOUS BZA 
ACTION: 
 

The homeowner is proposing to expand an existing “Type B” daycare facility into a 
“Type A” daycare facility in order to increase the maximum permitted number of 
children at any one time at the daycare.  The applicant has not stated their desired 
maximum number of children other than that the “Type B” limits them to six children.  
The “Type A” designation would permit the applicant to provide care for seven to 12 
children at one time or for four to 12 children at one time if for the latter no more than 
four children are under two years of age.  The property currently has pedestrian access 
from Windward Avenue and a one-car garage with access from a rear alley.  The 
applicant has not proposed any improvements other than a fenced-in outdoor play area 
in the rear yard of the home as stated in their applicant letter.  No site plan or floor 
plan has been submitted. 
 
There is no zoning history for this site.   
 
 
There is no BZA history for this site.   
 

  
ANALYSIS: 
 

Compliance with General Considerations for Conditional Uses 
 
In accordance with Chapter 17 of the Zoning Resolution in order to approve a
Conditional Use, the Board of Zoning Appeals shall make a finding that the proposed
use is appropriate in the location where it is proposed.  That finding must be based on
the following considerations as contained in Section 17-6 as well as the specific criteria 
identified in Section 17-7. 
 
• Spirit and Intent:  The proposed use and development shall comply with the spirit

and intention of the Zoning Resolution and with district purposes.
Findings:  The proposed use would generally comply with the spirit and intent of 
the Zoning Resolution in that the proposed use would be consistent with the 
requirements of the “C” Residence district and Chapter 3 of the Zoning Resolution.
However, the site does not comply with the Zoning Resolution criteria for “Type A” 
daycare facilities, as discussed below. 
 

• No Adverse Effect:  The proposed use and development shall not have an adverse
effect upon adjacent property or the public health, safety, morals and general
welfare. 
Findings:  The proposed use would allow for up to 12 children on the property.
Staff finds that the maximum permitted number of children at the property at any 
one time would not be offset by an increase in buffering from adjacent properties.
There will likely be an increase in the perceived intensity from adjacent properties, 
especially to the east and west, as the lots within this area are 35 feet wide with 
homes setback approximately 8 feet from each other in the immediate area. 
 

• Protection of Public Interests:  The proposed use and development should respect, 
to the greatest extent practicable, the natural, scenic and historic features of
significant public interest. 
Findings:  There are no known features of significant public interest.   
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• Consistent with Adopted Plans:  The proposed use and development shall, as 
applicable, be consistent with objectives, policies and plans related to land use
adopted by the Board of County Commissioners. 
Findings:  Columbia Township has an adopted Land Use Plan for this area.  The
designation for this property is High Density Residential. The proposed use is 
permissible in a residential zoning area. The proposed use would not conflict with 
the adopted Land Use Plan.   

 
 

Compliance With Specific Conditional Use Criteria As Per Section 17-7 
 
“Type A” daycares in Residential districts must comply with the following specific
criteria: 

 
17-7-(e):  Setbacks from any adjacent residential property line shall be a minimum
of 50 feet for all buildings and 25 feet for all parking areas.  
Findings:  The existing residence is setback approximately 30 feet from the 
Windward Avenue right-of-way, 8 feet from each side lot line, and 71 feet from the
main residence to the right-of-way of the rear alley.  The setback requirement is
only met for the rear yard and no parking area has been proposed.  Staff is 
concerned with the proximity of any outdoor rear play area to the adjacent
residences to the east and west given the narrow lots and small existing building
setbacks. 
 
17-7-(g): Use shall have direct access to a collector or arterial street.  
Findings: The property does not have direct access to a collector or arterial street.
The site has frontage on Windward Avenue, which is classified as a Local Road, but 
the site has no driveway onto Windward Avenue and vehicular access onto the site
is provided from a rear alley. 
 
17-7-(h): The vehicular use area shall be located and designed as to minimize
impact on the neighborhood. 
Findings:  No planned vehicular use area has been indicated by the applicant.  The
Zoning Resolution requires one space per four children of licensed capacity, plus 
an additional space for each employee.  The applicant has not indicated additional
employees, but it does not appear that the site could meet the minimum of three
required off-street parking spaces with 12 children permitted.  The site currently 
has space for one or two vehicles parked in the rear off the alley, and as seen in the
site photos, on-street parking is occurring on both sides of Windward Avenue.  Lack
of a parking area may affect on-street parking in this area, but staff feels that the 
drop-off and pick-up of children below is a greater concern. 

 
17-7-(i): Any use for which drop-off or pick-up of children, residents, visitors, 
products, or emergency vehicles is a common occurrences shall provide for the
separation of incoming and outgoing vehicles so as not to impede other traffic 
Findings:  No planned child loading area has been indicated by the applicant.
Staff is especially concerned by this as the site has no driveway onto Windward 
Avenue, meaning that children would likely be dropped-off and picked-up in the 
street.  Also, as the on-street space in front of the residence is used as on-street 
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parking, should these spaces be occupied during drop-off/pick-up hours, children 
would potentially have to be loaded in the middle driving lanes of the street. 

 
17-7-(n): The architectural design and site layout of the structure and the location,
nature, and height of any walls, screens, and fences are to be compatible with
adjoining land uses and the residential character of the neighborhood    
Findings:  The site plan does not include any changes to the residential structure,
existing fencing, or any other part of the property, and therefore will retain the
current residential character. 
 
17-7-(p1): No signs shall be erected for purposes of identification except a
permitted street address sign.  
Findings:  The applicant has not proposed any signage. 
 
17-7-(r): Outdoor playgrounds, tot lots, exercise areas, and pools shall be fully
enclosed by a fence.  
Findings:  No site plan has been submitted, but the applicant has stated that a 4-
foot fence would be constructed in the rear yard. 
 
17-7-(s):  All exterior lighting shall be directed away from adjacent residential
properties.    
Findings: The applicant has not indicated any plans for additional lighting. 
 
17-7-(y):  The intensity of the particular use shall be evaluated with regard to the
location, size, and configuration of the tract.  
Findings:  The proposed daycare facility would be located on a lot that does not
have enough size to meet the conditional use criteria. The small lot size in the area 
does not provide the required setbacks, vehicular access, or buffering that would
minimize the impact on the area. Staff finds that the intensity would be too high for
the area, leading to increased impacts on the adjacent residential properties. 

  
  
CONCLUSION: 
 

The above findings indicate that the proposed use would not meet the requirements of 
Section 17-6, General Considerations for Conditional Uses and Section 17-7, Specific 
Criteria Pertaining to Conditional Uses.  Specifically, the proposed increase in 
intensity from residential to Day Care “Type A” use is not being offset by an increase 
in buffering to adjacent properties, the Conditional Use setbacks are not met, and as no 
vehicular or loading areas have been proposed.  Therefore, staff finds that the 
development would not comply with the intentions of the Zoning Resolution and 
Conditional Use criteria. 

  
  
RECOMMENDATION: Staff of the Regional Planning Commission recommends denial of BZA case Columbia 

2015-01; 6921 Windward Daycare, a request for Conditional Use approval for a “Type 
A” daycare in an existing “C” Residence district. 
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SITE PHOTOS 

 
View of Windward Ave frontage looking south at house in question 

 

 
Eastern side yard looking south towards rear yard 

 

 
Western side yard looking south towards rear yard 
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APPLICANT LETTER 
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 STAFF REPORT 
 
FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON FEBRUARY 11, 2015 
 

 
BZA CASE: 

 
GREEN 11-99 (CONDITIONAL USE MODIFICATION) 
ST. IGNATIUS CHURCH  

 
REQUEST: 
 

 
CONDITIONAL USE approval to modify a previously approved plan for a church use 
located in an existing “B” Residence and “E” Retail District 
 

PURPOSE: 
 

To modify the approved site plan to allow for a 6,200 square foot addition to the St. 
Ignatius Church building including modifications to the parking areas surrounding the 
building 
 

APPLICANT: 
 

David Sweeney, DPS Architects, LLC (applicant); Archbishop of Cincinnati (owner) 
 

LOCATION: 
 

Green Township:  On the northeast corner of the Boomer Road and North Bend Road 
intersection south of I-74 (Book 550, Page 73, Parcels 2, 3 and 69) 
 

SITE 
DESCRIPTION: 

Tract Size: Approximately 6.9 acres 
Frontage: Approximately 800 feet on North Bend Road and 900 feet on 

Boomer Road 
Topography: Relatively flat (athletic field sits below the Church and School) 
Existing Dvlpmt: Church and School with several parking lots and athletic fields 
 

SURROUNDING 
CONDITIONS: 

 ZONE 
North: “E” Retail and “B” Residence District 
South: “E” Retail, “B” Residence and “OO” 

Planned Office 
East: “OO” Planned Office 
West: “E” Retail 
 

LAND USE 
I-74 
Mercy West Hospital 
 
Single-Family Homes 
Commercial Uses 
 

 
SUMMARY OF 
RECOMMENDATIONS 

 
 

APPROVAL with Conditions 
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PROPOSED USE: 
 
 
 
 
 
 
 
 
 
 
 
 
ZONING 
HISTORY: 
 
 
 
 

The applicant is requesting to modify an approved Conditional Use plan to construct a 
6,200 square gathering space to the existing western façade of the St. Ignatius Church 
facing North Bend Road.  The building will also contain an additional 4,700 square 
foot basement.  No seats will be added to the 820-seat church.  The applicant describes 
the proposed new space as a ‘gathering space for the congregation directly before and 
directly after Mass”.  The applicant also states that the addition will match the look of 
the existing church.  The site would continue to be accessed via the existing curb cut 
from North Bend Road and no new curb cuts are being proposed.  The double-loaded 
28-space parking row located in front (west) of the church would be removed to make 
room for a drop-off area.  Several of the existing parking spaces and the drive-way 
around the church would be redesigned.  A parking analysis has been requested but has 
not been provided.     
 
In 1999, a Zoning Certificate was refused by the Hamilton County Plans Examiner to 
permit the construction of a new 79-space parking lot that was accessory to the church.  
The proposal did not meet the minimal interior landscaping and streetscape buffer 
requirements of the Zoning Resolution.  The appeal was approved by the BZA to 
permit the construction of the parking lot as proposed and the BZA required 29 canopy 
trees and 48 shrubs in the area of the proposed improvements. 
 
In 2000, a 144 square foot scoreboard was approved near the athletic field located 
northwest of the church with the condition that no advertising be permitted on the 
scoreboard.   
 
In 2001, a Conditional Use was approved for a new 3-story school building which 
connected the two existing school buildings together into one building along with a 
parking lot which added 152 additional parking spaces.  Three conditions were placed 
on the site that included additional landscaping along the Boomer Road streetscape, 
revised access from Boomer Road and the provision for a turn-around at the end of the 
parking aisle along Boomer Road.   
 
Church uses are permitted as conditional uses in the “B” Residence District and are 
permitted uses in the “E” Retail District.  The majority of the site improvements are 
being proposed within the “E” Retail District.  However, a small portion of the 
proposed building expansion and some of the parking improvements are proposed in 
the “B” Residence District.  The BZA has the authority to grant conditional uses in the 
“B” Residence District and has the authority to grant variances in the “E” Retail 
District.   Therefore, the project in its totality is being reviewed by the BZA. 
 

  
ANALYSIS: 
 

Compliance With General Considerations For Conditional Uses 
 
In accordance with Chapter 17 of the Zoning Resolution in order to approve a
Conditional Use, the Board of Zoning Appeals shall make a finding that the proposed
use is appropriate in the location where it is proposed.  That finding must be based on the 
following considerations as contained in Section 17-6 as well as the specific criteria 
identified in Section 17-7. 
 
• Spirit and Intent:  The proposed use and development shall comply with the spirit
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and intention of the Zoning Resolution and with district purposes.
Findings:  A portion of the church expansion is located in a “B” Residence district
which may be permitted as a conditional use while the majority of the expansion
would be located within the “E” Retail District.  The church use within the “E” 
Retail District is less intensive than a retail use.  The proposed building expansion
and parking lot changes comply with the spirit and intent of the Zoning Resolution in
that neither constitutes a change of use and the proposed building expansion meets 
the required setbacks.  However, since the proposal does include removing several
parking spaces, staff finds that a parking analysis should be submitted to ensure that 
adequate parking exists for the church and school meeting the requirements of the
Zoning Resolution.  
 

• No Adverse Effect:  The proposed use and development shall not have an adverse
effect upon adjacent property or the public health, safety, morals and general welfare.
Findings:  The proposed development would not likely have a negative impact on
any adjacent property.  The proposed building expansion would only be visible from 
Boomer Road and the businesses that exist along Boomer Road.  This stretch of road 
has been recently improved and widened including a new entrance ramp
configuration onto I-74 along with the construction of a new Hospital immediately to 
the south.  Additionally, the proposed expansion appears to be an improvement to the
façade of the building.   
 

• Protection of Public Interests:  The proposed use and development should respect, to
the greatest extent practicable, the natural, scenic and historic features of significant
public interest. 
Findings:  There are no known features of significant public interest. 

 
• Consistent with Adopted Plans:  The proposed use and development shall, as 

applicable, be consistent with objectives, policies and plans related to land use
adopted by the Board of County Commissioners. 
Findings:  The adopted Green Township Land Use Plan designates this site for 
“PSI” Public, Semi-Public, & Institutional use.  The proposed church expansion and 
associated parking lot changes would be consistent with this designation. 

 
Compliance With Specific Conditional Use Criteria As Per Section 17-7 

 
Churches (and related uses) in Residential districts must comply with the following
specific criteria: 

 
17-7-(1): Measures shall be taken to minimize the impact of potential nuisances such
as noise, odor, vibration, and dust on adjacent properties. 
Findings:  The proposed church building expansion would not increase the noise, 
odor or vibration in the area except during construction.  There are no adjacent 
residents in the area that would be affected by the proposed expansion.   
 
17-7-(o) (1): Landscaping shall be installed in accordance with one of the following
buffers as described in detail in chapter 14:  
  1). Boundary Buffer A (shown in Fig. 14 A) 
  3). Streetscape Buffer (shown in Fig. 14 C). 
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Findings:  Staff finds that a boundary buffer would not be required as the area of 
proposed improvements does not adjoin a zone district which would require a
boundary buffer.   
 
A landscaping plan has been submitted which indicates landscaping around the new
church expansion and parking areas.  Staff finds that this landscaping is sufficient to 
meet the interior parking lot landscaping requirements.  However, it does not appear
that the applicant has submitted the required streetscape buffer along North Bend 
Road.  This area is located within the “E” Retail District and not part of the 
conditional use review but will be enforced upon issuance of a zoning certifcate. 
Staff has measured the area of the proposed improvements along North Bend Road
and finds that 5 canopy trees would be required within a 20 foot or average range
between 10 and 30 feet of linear area along North Bend Road.  Although there is 
some existing vegetation along North Bend Road, mainly in front of the school
building, it does not appear there is an adequate amount of landscaping to meet the
requirements of the streetscape buffer.  Staff finds no reason why this requirement
should not be met and finds that a landscaping plan should be submitted that meets
the requirements of the Zoning Resolution. 
 
17-7-(p) (3): One sign permitted at a maximum of 32 square feet. 
Findings: No new signs are proposed for the school development.  The site appears 
to have one freestanding sign which is a small-scale monument sign near the 
entrance of the church from North Bend Road.  This sign appears to meet the 32
square foot maximum size. 
 
17-7-(s): All exterior lighting shall be directed away from adjacent residential
properties. 
Findings: A lighting plan has not been submitted.  Staff finds that a lighting plan
that meets the requirements of the Zoning Resolution should be required.  

  
  
CONCLUSION: 
 

The above findings indicate that the proposed changes to the approved development 
meet the requirements of Section 17-6, General Considerations for Conditional Uses 
and Section 17-7, Specific Criteria Pertaining to Conditional Uses, with the conditions 
listed below.  The proposed church building expansion, while large in scale, does not 
affect any residential properties.  Staff finds that with a landscaping plan and lighting 
plan that meets the Zoning Resolution, the proposed changes to the approved plan 
comply with the intentions of the Conditional Use review.  

  
  
RECOMMENDATION: Staff of the Regional Planning Commission recommends approval of BZA case Green 

11-99; St. Ignatius Church Expansion, a request for a modification to the Conditional 
Use approval subject to the following conditions: 
 

Conditions: 
1. That a lighting plan in compliance with the requirements of the Zoning Resolution 

shall be submitted as part of the Zoning Compliance Plan.  
2. That a landscaping plan in compliance with the requirements of the Zoning 

Resolution shall be submitted as part of the Zoning Compliance Plan.  
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SITE PHOTOS 

 
View of the site looking southeast from North Bend Road 

 
 

 
View of the site looking east from North Bend Road 

 

 
View of the site looking northeast from North Bend Road 
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PROPOSED SITE PLAN  
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LANDSCAPING 
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ELEVATIONS 

 
 

West Elevation Facing North Bend Road 
 

North Elevation South Elevation 
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APPLICANT’S LETTER 
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