
 
 
 

A G E N D A 
 

THE HAMILTON COUNTY BOARD OF ZONING APPEALS 
 

REGULAR MEETING 
 

Room 805-B, Administration Building 
August 10, 2016  

1:00 P.M. 
Dan Spraul, 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: 

ADM08: Approval of Minutes and Affirmation of Resolutions from the July 13, 2016 Regular 
Meeting  

 
6. PUBLIC HEARINGS: 

 
ZONING VARIANCE: 

 
A.  CASE: Green 2016-07; 6138 Taylor Road    

 REQUEST: To request a variance to allow for the construction of a detached accessory structure 
with more height than permitted in a “B” Residence district  

 APPLICANT:  Kurtis A. Tenhundfeld (applicant & owner)      
 LOCATION: Green Township: 6138 Taylor Road, on the north side of Taylor Road, west of 

Ebenezer Road (Book 550, Page 241, Parcel 112)    
 TRACT SIZE:  Approximately 0.71 acres 

 
 
CONDITIONAL USES:   
 
A.  CASE: Green 2016-05; 3091 North Bend Road – LaSalle High School Sign Modification 

 REQUEST: Conditional Use Modification for a school use located in an existing “C” Residence 
district  

 APPLICANT:  LaSalle High School (applicant); Archdiocese of Cincinnati (owner)    
 LOCATION:   Green Township:  3091 North Bend Road, on the south side of North Bend between 
     Sprucewood Drive and Edalbert Drive (Book 550, Page 21, Parcels 65, 66, 70, 76-78, 
     & 129) 

 TRACT SIZE:  Approximately 30 acres 
 
B. CASE: Green 2016-06; 3850 Virginia Court – Oakdale Elementary Electronic Message Sign 

 REQUEST: Conditional Use approval for a school use located in an existing “C” Residence district  
 APPLICANT:  Bob Carpenter, Carpenter Signs (applicant); Oak Hills Local School District (owner)     
 LOCATION: Green Township: 3850 Virginia Court, on the east side of Virginia Court, north of 

Bridgetown Road (Book 550, Page 170, Parcels 30 & 287)  
 TRACT SIZE:  Approximately 10.20 acres 

 
C. CASE: Green 2016-08; 5924 Bridgetown Road – St. Jude Electronic Message Sign 

 REQUEST: Conditional Use approval for a church use located in existing “B” & “C” Residence 
districts 

 APPLICANT:  Gene Maier, United Maier Signs (applicant); Archbishop of Cincinnati (owner)  
 LOCATION:  Green Township: 5924 Bridgetown Road, on the north side of Bridgetown Road, east of 

Chatwood Court (Book 550, Page 173, Parcels 177, 211, & 293)  
 TRACT SIZE:  Approximately 17.06 acres 
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D. CASE: Miami 2016-03; 8575 Bridgetown Road – Crossroads Church Expansion Modification 

 REQUEST: Conditional Use Modification approval for a church use located in existing “A” and “AA” 
Residence districts 

 APPLICANT:  Ben Richards, Champlin Architecture (applicant); Crossroads Community Church Inc.
     (owner)    
 LOCATION: Miami Township: 8575 Bridgetown Road, on the south side of Bridgetown Road, 

opposite the Bremen Pass and Bridgetown Road intersection (Book 570, Page 160, 
Parcels 14, 17, & 52 AND Page 104, Parcel 19)   

 TRACT SIZE:  Approximately 31.89 acres 
 

7. OLD BUSINESS: 

8. NEW BUSINESS: 

9. DATE OF NEXT MEETING: September 14, 2016  

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 AUGUST 10, 2016 
 

BZA 
CASE: 

 
GREEN 2016-07 (Variance Request) 

6138 TAYLOR ROAD 
 

 
REQUEST: 

 
To request a variance to allow the construction of a detached accessory structure 
with more height than permitted in a “B” Residence District 

  
APPLICANT: 
 
LOCATION: 

Kurtis A. Tenhundfeld (applicant & owner) 
 
Green Township:  6138 Taylor Road, on the north side of Taylor Road, west of 
Ebenezer Road (Book 550, Page 241, Parcel 112) 

 
SITE 
DESCRIPTION: 

 
Tract Size: 

 
Approximately 0.71 acres 

Frontage: 109 feet on Taylor Road  
Zone District: “B” Residence 
Existing Dvlpmt: Single-family home, carport and garage building 

 
SURROUNDING 
CONDITIONS: 

 
 

 
ZONE 

 
LAND USE 

North: “C” Residence Single-family homes 
South: “C” Residence and “E” Retail Mack Volunteer Fire Dept. 
East: “E” Retail Fifth Third Bank 
West: “C” Residence Single-family home 

  
  
REQUEST: 
 
 
 
 
 
 
 
 
 
 
 
 

The site was the subject of a previous BZA Case related to the proposed accessory 
structure.  An oversized barn style pole building was approved by the BZA as part 
of case Green 2014-08.  This approval was for a 20-foot tall, 1,536 square-foot 
detached accessory structure to be constructed within the rear yard on the property.  
The approval included the conditions that the structure be painted red to match the 
color of the brick of the home and that the existing carport on the property be 
removed.  The applicant completed the plans required by the approval and was 
issued a Zoning Certificate for construction of the approved building.   
 
Following issuance of the Zoning Certificate, plans were submitted for Building 
Permit review.  The review involved requests for revisions to the construction 
plans.  These revisions were never finalized and no building permit was ever issued 
for construction of the structure.  Despite not having Building Permit approval, the 
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FINDINGS: 

applicant proceeded to construct an accessory structure on the property.  The 
accessory structure that was constructed is completely different from the structure 
submitted as part of the previous BZA case.  This structure was not approved as 
part of the previous Zoning Certificate and the plans for the structure were not 
submitted for Building Permit approval.   
 
The accessory structure that was constructed on the property is smaller and shorter 
than the approved building.  The structure is now 30 feet by 30 feet (900 square 
feet), 15.75 feet in height (measured to the midpoint of the gable), and no longer 
includes a second story loft.  The structure is also not a barn style building as 
approved but rather a more traditional gable style building.  The structure is 
constructed entirely of metal paneling with a standing seam metal roof instead of 
the wood paneling and shingle roof previously proposed.  The metal side paneling 
is a beige color with brown garage doors and a brown roof.  Additionally, the 
existing carport on the property has not been removed.  Because the structure still 
exceeds the permitted height of 14.5 feet, it is not permitted as of right and because 
the structure does not match the structure approved by the Board, it cannot be 
granted a Zoning Certificate under the previous BZA approval.  Therefore, the 
applicant is now requesting approval from the Board to allow the existing garage 
with greater height than permitted to remain on the property.   
 
Accessory Structure Variance Request:  Accessory structure 15.75 feet in height 
where 14.5 feet in height is permitted.  
 
The location of the accessory structure is in the middle of the rear yard and is 
setback 30 to 40 feet from any adjacent property lines.  Topography and existing 
vegetation to the north and east would screen the proposed barn from view of 
residences to the north and the bank to the east.  The structure is also partially 
screened to the west by an existing 6-foot privacy fence along the western property 
line.  Additionally, due to the location of the structure, the location of the home, and 
the existing vegetation along Taylor Road, the existing structure is not readily 
visible to traffic passing by the location.  The location of the structure is also 
consistent with the location of the larger structure previously approved by the 
Board.   
 
The applicant has not indicated that the carport would be demolished as part of this 
request.  The carport is approximately 20 feet by 30 feet (600 square feet) in size 
and less than 14.5 feet in height, in compliance with the Zoning Resolution.  The 
removal of the carport was required as part of the previous approval.  The applicant 
did not offer to take the carport down as part of that request but did agree to the 
condition that it be removed as part of the public hearing for the previous case. 
 
There have been several variances granted on properties surround the site.  These 
included other variances for accessory structures with reduced setback and more 
height than permitted.  Three parcels to the north fronting Ebenezer Road is a flag 
lot that was granted a variance to permit an attached residential garage to be 
converted to living/office space. 
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STANDARDS: Section 10-12.1 – Accessory Structure Area and Height. 
Provides in relevant part:  “On parcels of one (1) acre or less, no more than 1,032 
square feet in area and 14.5 feet in height…” 
 
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 15.75 foot tall accessory structure should be 
permitted to remain in its current location: 
 

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 an accessory structure with greater height than permitted on the property. 
 

 
BDS 
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SITE PHOTOS 
 
 
 
 
 
 
 
 
 
 

View of home and accessory structure looking north from Taylor Road 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                    Close-up of existing structure                       View of fence & carport looking northeast from Taylor 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of rear yard and proposed location of previous barn structure taken around June of 2014 
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VICINITY MAP 
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PREVIOUSLY APPROVED POLE BARN 
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 STAFF REPORT 

 

FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON AUGUST 10, 2016  
 

 

BZA CASE: 

 
GREEN 2016-05 (CONDITIONAL USE REQUEST) 

LASALLE HIGH SCHOOL 
WALL SIGN MODIFICATION 
 

 

REQUEST: 

 

 

CONDITIONAL USE MODIFICATION approval for a school use located in an 

existing “C” Residence District. 

 

PURPOSE: 

 

To revise a previously approved signage plan to allow replacement of the existing 

16.03 square foot wall sign on the front of the building with a 28.69 square foot wall 

sign 

 

APPLICANT: 

 

LaSalle High School (applicant); Archdiocese of Cincinnati (owner) 

 

LOCATION: 

 

Green Township: 3091 North Bend Road, on the south side of North Bend between 

Sprucewood Drive and Edalbert Drive (Book 550, Page 21, Parcels 65, 66, 70, 76-

78 & 129) 

SITE 

DESCRIPTION: 

 

Tract Size: Approximately 30 acres 

Frontage: 590 feet on North Bend Road and 200 feet on Edalbert Drive 

Topography: Relatively flat around the school building then sloping down 

towards the eastern, western, and southern property lines 

Existing Dvlpmt: High school, athletic facilities, orphanage 

 

SURROUNDING 

CONDITIONS: 

 ZONE 

North: “C” Residence (Green Twp 

Northeast Zoning) 

South: “A-2” Residence 

East: “C” Residence 

West: “C” Residence 

LAND USE 

Single-family homes  

 

Service center for the disabled  

Single-family homes  

Single-family homes 

 
SUMMARY OF 

RECOMMENDATIONS: 

 

 
 

APPROVAL with conditions 

 

Page 47 of 110



 

HCRPC Staff Report 

August 10, 2016 

Page 2 

 

 

PROPOSED USE: 

 

 

 

 

PREVIOUS BZA 

ACTION: 

 

 

 

 

 

 

The applicant is requesting Conditional Use modification approval to permit the 

installation of a new wall sign on the top portion of the main building of the high 

school facing North Bend Road.  At 28.69 square feet, the new wall sign would be 

approximately 10 square feet larger than the previously approved sign replacement. 

 

 

There are eight previous BZA cases for the La Salle High School site.  In September 

1990, a Variance request was approved to allow the construction of temporary 

bleachers for the school’s football stadium (Green 1990-50).  In June 2003, a 

Conditional Use request was approved to allow the construction of a three-story, 

24,000-square-foot building addition to the southwest corner of the school and two 

new parking lots on the western and northeast areas of the property (Green 2003-12).  

In June 2006, a Conditional Use request was approved to allow the construction of a 

192-square-foot addition to the football stadium press box on top of the existing 

grand stand as well as the construction of five tennis courts south of the stadium 

(Green 2006-12).  In July 2006, a Conditional Use request was approved to allow the 

school to replace their letter board sign along North Bend Road with a 75 square foot 

two-sided sign with a 32 square foot LED message upon the same base (Green 2006-

24).  In October 2011, a Conditional Use request was approved to allow updates to 

the school’s baseball field.  These updates included the construction of a 425-square-

foot concession shelter with restrooms, a new masonry backstop and dugouts, a new 

perimeter fence, and a new set of batting cages (Green 2011-13).  In May 2013, a 

Conditional Use request was approved to allow the school to keep an 8-foot by 51-

foot semi-trailer parked on the property behind the school in order to service the 

marching band (Green 2013-02).  In October 2015, a Conditional Use request was 

approved for a concrete wall to be constructed on top of an existing retaining wall 

that wrapped around the southern end of the school’s western parking lot with a 

height of 14.17 feet to create a practice facility for the lacrosse team (Green 2015-10).  

Finally, in June 2016 there was a Conditional Use request to replace the existing 

scoreboard at the baseball field with a new scoreboard, to install a new scoreboard to 

replace the existing scoreboard at the football stadium, and to install a new wall sign 

to replace the existing sign on the front of the building, which were all approved.  No 

specific plan was submitted for the wall sign as part of this case and a condition of the 

approval requires that the replacement sign be permitted at the same size as the 

existing sign.  Since the applicant is requesting a sign that is larger than the existing 

sign, a Conditional Use Modification is required (Green 2016-05). 

 

  

 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 intent of the Zoning Resolution and with district purposes. 

Findings: The replacement of the sign on the front of the main building of LaSalle 
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High School would comply with the spirit and intent of the Zoning Resolution as this 

sign would be in the same location as the existing sign and appropriate for the use 

of the site. 

 

 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 sign on the high school would merely be a replacement for an 

existing sign in the same location and would not have an adverse effect as it would 

be facing North Bend 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: The current Green Township Land Use Plan designates the property as 

Public/Semi-Public/Institutional which allows for schools, sports clubs, parks, and 

other related community or not for profit uses.  The existing school use would be 

consistent with the adopted Land Use Plan. 

 

 

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 (l):  Measures shall be taken to minimize the impact of potential nuisances 

such as noise, odor, vibration, and dust on adjacent properties. 

Findings: No noise, odor, vibration or dust would occur as a result of the new sign. 

 

17-7-(o): 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:.  Boundary and streetscape buffering were approved as part of the 

previous conditional use requests. 

 

17-7 (p)(3): One sign permitted at a maximum of 32 square feet. 

Findings: The Zoning Resolution allowance for signs is 32 square feet of collective 

signage.  As part of the previous request, a variance was approved to replace the 

existing wall sign.  At the time the existing wall sign was stated to be 40 square feet, 

but this wall sign had been measured incorrectly and was actually 16.03 square 

feet.  The new proposed wall sign is bigger than the existing wall sign, at 28.69 

square feet.  In addition to the existing wall sign, a 75 square foot freestanding sign 

already exists on the site with a 32 square foot digital readerboard.  This sign in 

addition to the 28.69 square foot proposed wall sign would exceed the size 
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allowance outlined in the Zoning Resolution.  As part of a previous case, a variance 

was approved for the 75 square-foot freestanding sign as a result of the finding that 

it was appropriate for the use and size of the site.  The proposal for the new sign 

would replace a wall sign that existed when the freestanding sign was approved, 

and at only 28.69 square feet would be smaller than the previously approved 

freestanding sign.  Both of these signs are appropriately buffered from surrounding 

uses.  Therefore the staff supports a variance for the increased size of the sign. 

 

17-7 (s): All exterior lighting shall be directed away from adjacent residential 

properties. 

Findings: The previous case included the condition that the building sign be non-

illuminated.  The applicant has not submitted any proposed lighting.  Staff finds that 

the sign should remain non-illuminated. 

  

  

CONCLUSION: 

 

The above findings indicate that the sign on the school building meets the 

requirements of Section 17-6 General Considerations for Conditional Uses and 

Section 17-7 Specific Criteria Pertaining to Conditional Uses.  The proposed use does 

not meet the size requirement of Section 13-10.1 Signs in Residential Districts, but 

due to the signs previously existing in this location, the existing tree buffer and the 

appropriate use and size of the site, the staff supports a variance for the size of the 

sign. 

  

  
RECOMMENDATION: 
 

Staff of the Regional Planning Commission recommends approval of BZA case 

Green 2016-05; LaSalle High School Sign, a request for Conditional Use 

Modification approval with the following conditions. 

 

Conditions: 

1. That there shall be no lighting of the wall sign on the high school building. 

 

Variances: 

1. Section 17-7(p)(3) – That the site shall be permitted to replace the existing 

wall sign with a maximum 28.69 square foot sign and maintain the existing 75 

square-foot freestanding sign where a maximum of one 32 square-foot sign is 

permitted. 
  
 NOTE:  

NOTE: Recommendations and findings in this staff report reflect the opinions of the staff of the Hamilton 

County Planning and Zoning Department, but may not necessarily reflect the recommendation of any 

Commission.  This staff report is primarily a technical report on the level of compliance with adopted land use 

regulations and plans. The report is prepared in advance of public hearings and often in advance of other agency 

reviews.  Additional information from other agency reviews and public review is considered by appointed 

commissions and elected boards.  Therefore, the advisory and final decisions of such commissions and boards may 

result in findings and conclusions that differ from the staff report. 
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SITE PHOTOS 

 
View of the current building sign on the front of the school 

 

 
View of the current freestanding sign 
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SITE PLAN 
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PROPOSED WALL SIGN DESIGN 
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EXISTING WALL SIGN SIZE 
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 STAFF REPORT 
 
FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON AUGUST 10, 2016 
 

 
BZA CASE: 

 
GREEN 2016-06 (CONDITIONAL USE REQUEST) 

OAKDALE ELEMENTARY 
DIGITAL SIGN 
 

 
REQUEST: 
 

 
CONDITIONAL USE approval for a school use located in an existing “C” Residence 
District 
 

PURPOSE: 
 

To replace an existing freestanding reader board sign with an electronic message 
display sign 
 

APPLICANT: 
 
 

Bob Carpenter, Carpenter Sign Service (applicant); Oak Hills Local School District 
(owner) 

LOCATION: 
 

Green Township: 3850 Virginia Court; on the east side of Virginia Court, 
approximately 600 feet north of Bridgetown Road (Book 550, Page 170, Parcels 30 & 
287) 
 

SITE 
DESCRIPTION: 

Tract Size: Approximately 10.2 acres 
Frontage: 80 feet on Virginia Court 
Topography: Relatively flat where developed sloping down towards property 

line on all sides 
Existing Dvlpmt: Elementary school with parking, playground and baseball field 
 

SURROUNDING 
CONDITIONS: 

 ZONE 
North: “C” Residence  
South: “DD” Planned Multifamily 
East: “D” Multifamily 
West: “C” Residence 
 

LAND USE 
Vacant railroad right-of-way 
Condominiums 
Apartments 
Single-family homes 

SUMMARY OF 
RECOMMENDATIONS: 

 
APPROVAL with Conditions 
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PROPOSED USE: 
 
 
 
 
 
 
ZONING 
HISTORY: 
 
PREVIOUS BZA 
ACTION: 
 
 
 
 
 

 
The applicant is requesting Conditional Use approval to permit the existing 32 sq. ft. 
freestanding manual reader board sign located in the middle of the front drop-off area 
near Virginia Court to be replaced with a 31.52 sq. ft. electronic message display sign.  
The proposed sign would be mounted on existing posts and would sit 2.5 feet above a 
landscaped area for total height from grade of 6.65 feet.  The proposed sign would be 
a full-color photocell sign.  The applicant has stated that the new sign is needed to 
notify parents and teachers of upcoming events and meetings. 
 
There is no zoning history for this site.  
 
On July 8, 1998, the school was granted Conditional Use Approval to construct a 28-
space parking lot and playground area as part of case Green 98-34.  On August 22, 
2001, the school was granted a second Conditional Use Approval in order to construct 
a 7,000 sq. ft. one-story addition to the east side of the building to house six 
classrooms that replaced previous modular classrooms.  This addition has been 
completed and the modular classrooms removed from the site.  Lastly, on September 
10, 2014, a Conditional Use Approval was granted to allow White Oak Christian 
Church to operate within the school multipurpose room and four classrooms from 8 
a.m. until 1 p.m. on Sunday mornings.  The only improvements approved as part of 
this case were two temporary signs to be displayed from 8 a.m. until 1 p.m. every 
Sunday morning consisting of a 32 sq. ft. temporary A-frame sign on the south side of 
the entrance at Virginia Court and a 6 sq. ft. temporary A-frame directional sign at the 
building entrance. 
 

  
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 replacement of the existing reader board sign would generally
comply with the spirit and intent of the Zoning Resolution as the proposed sign
would have the same display area, height, and would be located in the same 
location as the existing sign.  However, a variance to Section 13-10.2 of the Zoning 
Resolution is required as electronic message display signs are prohibited in 
Residential Districts. Staff supports approval of a variance to permit the proposed
sign as variable message (red dot) and electronic message display (LED) signs
have been approved historically by the BZA for school and church sites within 
Residential Districts.  However, if approved the electronic message display would 
not be required to maintain consistency with the Zoning Resolution signage
requirements unless they are included of conditions of approval.  These
requirements state that each message or copy must be displayed for at least eight
seconds, such message or copy must not include animation or moving images, and 
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that message or copy changes shall be accomplished instantaneously or in three
seconds or less when using a fade or dissolve feature. Such signs are also required
be equipped with an auto dimming photocell system to adjust to ambient light
levels.  The applicant has submitted a signed document indicating compliance with
these requirements and staff recommends that they be included as conditions of
approval. 
 

• No Adverse Effect:  The proposed use and development shall not have any adverse 
effect upon adjacent property or the public health, safety, morals and general
welfare. 
Findings:  The replacement of the existing reader board sign with an electronic
message display sign would not have any adverse effect as the sign would primarily
be visible only from within the school site and the Virginia Court access drive and
would be buffered from residences along Virginia Court by topography and 
substantial existing vegetation. 
 

• 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:  Green Township has an adopted Land Use Plan for this area.  The
designation for the site is Public/Semi-Public/Institutional, which allows for 
churches and other related institutional or community uses.  The church use is 
consistent with the adopted land use designation for this site.   

 
 

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: No noise, odor, vibration or dust would occur as a result of the new sign.
 
17-7-(o): Landscaping shall be installed in accordance with one of the following 
buffers as described in detail in chapter 14:  
  1). Boundary Buffer A 
  3). Streetscape Buffer 
Findings:  Boundary and streetscape buffering were approved as part of previous
conditional use requests. 
 
17-7-(p) (3): One sign permitted at a maximum of 32 square feet. 
Findings:  The Zoning Resolution allowance for signs is 32 square feet of collective 
signage for school sites.  The school currently has a building wall sign indicating
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“Oakdale Elementary” with a small temporary banner sign located below.  The 
applicant has not provided the area of the two existing wall signs.  Given that the
proposed sign would be 31.52 sq. ft., the site would exceed 32 sq. ft. of collective
signage when the two wall signs are included.  However, staff supports approval of 
a variance to this requirement as the collective site signage would not increase as
the proposed sign would be the same size as the existing reader board sign. 
 
17-7-(s): All exterior lighting shall be directed away from adjacent residential
properties. 
Findings: No new exterior lighting has been proposed. 

  
  
CONCLUSION: 
 

The above findings indicate that the proposed use meets the requirements of Section 
17-6 General Considerations for Conditional Uses and Section 17-7 Specific Criteria 
Pertaining to Conditional Uses.  Though the proposed sign would not meet the Zoning 
Resolution as electronic message display signs are prohibited in Residential Districts, 
these types of signs have been approved for other school and church sites and the sign 
would comply with the electronic message display requirements of the Zoning 
Resolution.  Additionally, the sign and would not increase the current collective 
signage for the school.  Therefore, staff finds that the proposed Conditional Use 
request would be appropriate for this location. 

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

Green 2016-06; Oakdale Elementary Digital Sign; a request for Conditional Use 
approval, with the following conditions and variances: 
 
Conditions: 
1. That the applicant shall obtain all necessary zoning permits within 90 days. 
2. That the sign shall be constructed in accordance with the plans submitted. 
3. That the electronic message sign shall not include any animation, flashing 

graphics, running copy or moving images. 
4. That the electronic message sign shall be equipped with an auto dimming 

photocell system to adjust to ambient light levels to reduce the brightness of the 
sign depending on the amount of natural light. 

5. That each message or copy must be displayed for at least eight (8) seconds. 
6. That all message or copy changes shall be accomplished instantaneously or in 

three (3) seconds or less when using a fade or dissolve feature. 
 
Variances: 
1. Section 13-10.2 – That the site shall be permitted to have an electronic message 

display sign on the property where electronic message display signs are 
prohibited. 

2. Section 17-7(p)(3) – That the site be permitted to exceed 32 sq. ft. of collective 
site signage to include the proposed freestanding sign and existing building wall 
signs. 
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SITE PHOTOS 
 

 
Looking northeast at the existing reader board sign and school from driveway 

 

 
Looking northwest at existing buffer to the west of sign 
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SIGN PLAN 
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PROPOSED SIGN DETAIL 
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 STAFF REPORT 
 
FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON AUGUST 10, 2016 
 

 
BZA CASE: 

 
GREEN 2016-08 (CONDITIONAL USE REQUEST) 

ST. JUDE DIGITAL SIGN 
 

 
REQUEST: 
 

 
CONDITIONAL USE approval for a church use located in existing “B” and “C” 
Residence Districts 
 

PURPOSE: 
 

To replace an existing freestanding reader board sign display area with an electronic 
message display sign 
 

APPLICANT: 
 

Gene Maier, United-Maier Signs, Inc. (applicant); Archbishop of Cincinnati (owner) 

LOCATION: 
 

Green Township: 5924 Bridgetown Road; on the north side of Bridgetown Road, 300 
feet east of Chatwood Court (Book 550, Page 173, Parcels 177, 211 & 293) 
 

SITE 
DESCRIPTION: 

Tract Size: Approximately 17.06 acres 
Frontage: Approximately 495 feet on Bridgetown Road 
Topography: Relatively flat where developed sloping down towards property 

line in the northwest corner for the rear half of the site 
Existing Dvlpmt: Church and school with parking and baseball fields 
 

SURROUNDING 
CONDITIONS: 

 ZONE 
North: “B” Residence  
 
South: “C” Residence 
East: “B” & “C” Residence 
West: “OO” Planned Office & 
 “B” Residence 
 

LAND USE 
Wooded portion of large-lot single 
family homes 
Single-family homes  
Single-family homes & Hamilton 
County MRDD School 
Office & Single-family homes 

SUMMARY OF 
RECOMMENDATIONS: 

 
APPROVAL with Conditions 
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PROPOSED USE: 
 
 
 
 
 
 
 
 
 
 
 
 
ZONING 
HISTORY: 
 
PREVIOUS BZA 
ACTION: 
 
 
 
 
 

 
The applicant is requesting Conditional Use approval to permit the existing 32 sq. ft. 
freestanding manual reader board sign located along Bridgetown Road between the 
western site access drive and the front drop-off area to be replaced with an 
approximate 26 sq. ft. electronic message display sign consisting of 6.17 sq. ft. 
indicating “St. Jude Parish” and 19.84 sq. ft. of electronic message display area below.  
The proposed sign would be mounted between existing brick columns with a 10-foot 
height from grade.  The proposed sign would be a full-color LED sign.  The applicant 
has stated that the new sign is needed to advertise service times, holidays and school 
bulletins.  It appears that the applicant has submitted an inaccurate sign plan with the 
sign location in the southwest corner of the site along Bridgetown Road where the 
existing sign and brick columns to be utilized are located east of this area.  The 
applicant has not stated that the sign would be relocated to the area indicated on the 
site plan and this appears to be an oversight. 
 
There is no zoning history for this site.  
 
The BZA granted Conditional Use Approval in 2002 for the construction of a press 
box and concession stand building for the athletic fields north of the school building.  
The approval was part of BZA case Green 2002-26.  On October 13, 2004, the church 
was granted Conditional Use Approval as part of case Green 2004-19 to demolish the 
rectory existing at the time in order to construct a 15,000 sq. ft. parish center 
consisting of a gymnasium, library, computer room and two science labs in the middle 
of the church and school buildings.  No new signage was approved as part of this 
request. 
 

  
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 replacement of the existing reader board sign would generally
comply with the spirit and intent of the Zoning Resolution as the proposed sign 
would have a smaller display area, similar height, and would be located in the 
same location as the existing sign.  However, a variance to Section 13-10.2 of the 
Zoning Resolution is required as electronic message display signs are prohibited in
Residential Districts. Staff supports approval of a variance to permit the proposed
sign as variable message (red dot) and electronic message display (LED) signs
have been approved historically by the BZA for school and church sites within
Residential Districts.  However, if approved the electronic message display would 
not be required to maintain consistency with the Zoning Resolution signage
requirements unless they are included of conditions of approval.  These
requirements state that each message or copy must be displayed for at least eight 
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seconds, such message or copy must not include animation or moving images, and 
that message or copy changes shall be accomplished instantaneously or in three
seconds or less when using a fade or dissolve feature. Such signs are also required
to be equipped with an auto dimming photocell system to adjust to ambient light
levels.  Staff recommends that they be included as conditions of approval. 
 

• No Adverse Effect:  The proposed use and development shall not have any adverse 
effect upon adjacent property or the public health, safety, morals and general
welfare. 
Findings:  The replacement of the existing reader board sign with an electronic
message display sign would not have any adverse effect as the sign would primarily
be visible from high-traffic Bridgetown Road.  Furthermore, the site immediately to 
the west is a commercial office and the single-family home immediately to the east 
is screened by a home that is part of the church property used as the pastor’s house. 
The new sign would be visible from single-family homes on the south side of 
Bridgetown Road.  However, the impact of the sign would likely be less than that of
traffic on the roadway. 
 

• 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:  Green Township has an adopted Land Use Plan for this area.  The
designation for the site is Public/Semi-Public/Institutional, which allows for 
churches and other related institutional or community uses.  The church use is 
consistent with the adopted land use designation for this site.   

 
 

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: No noise, odor, vibration or dust would occur as a result of the new sign.
 
17-7-(o): Landscaping shall be installed in accordance with one of the following
buffers as described in detail in chapter 14:  
  1). Boundary Buffer A 
  3). Streetscape Buffer 
Findings:  As part of case Green 2004-19, a boundary buffer in the form of existing 
vegetation was found to be sufficient along the west, north and east property line
and staff finds to reason at this time to required additional boundary buffer
plantings.  However, as part of this 2004 case, a streetscape buffer in compliance
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with the Zoning Resolution was required to be planted and a landscape plan was
submitted that was never installed.  Staff recommends that a streetscape buffer in
compliance with the Zoning Resolution be installed as part of this request as the 
site is not in compliance with the 2004 approval and with the Zoning Resolution. 
 
17-7-(p) (3): One sign permitted at a maximum of 32 square feet. 
Findings:  The Zoning Resolution allowance for signs is 32 square feet of collective 
signage for school sites.  The church currently has a freestanding sign of an 
unspecified size indicating St. Jude Church along Bridgetown Road, as well as 
several temporary and directional signs, with at least two indicating a commercial 
message on the east end of the site.  The applicant has not provided the total area of 
collective signage on the site, but given that the proposed sign would be 26 sq. ft., 
the site would exceed 32 sq. ft. of collective signage when the other freestanding 
sign and directional signs are included.  Staff supports approval of a variance to 
this requirement as the collective site signage would not increase as the proposed
sign would be the same size as the existing reader board sign.  However, it appears 
that the several temporary and directional signs, with at least two containing a 
commercial church-related message, have been added along Bridgetown Road
without Conditional Use Approval.  Therefore, staff recommends that all temporary 
signs be removed and all existing directional signs be verified for compliance with
the size and commercial message requirements of the Zoning Resolution, and that
any modifications necessary to comply with these requirements be made, prior to 
installation of the new electronic message display sign. 
 
17-7-(s): All exterior lighting shall be directed away from adjacent residential
properties. 
Findings: No new exterior lighting has been proposed. 

  
  
CONCLUSION: 
 

The above findings indicate that the proposed use meets the requirements of Section 
17-6 General Considerations for Conditional Uses and Section 17-7 Specific Criteria 
Pertaining to Conditional Uses.  Though the proposed sign would not meet the Zoning 
Resolution as electronic message display signs are prohibited in Residential Districts, 
these types of signs have been approved for other school and church sites and the sign 
could be made to comply with the electronic message display requirements of the 
Zoning Resolution.  Additionally, the sign would not increase the current collective 
signage for the church.  With directional signage inventoried and modified as 
necessary to meet the Zoning Resolution, staff finds that the proposed Conditional Use 
request would be appropriate for this location. 

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

Green 2016-08; St. Jude Digital Sign; a request for Conditional Use approval, with 
the following conditions and variances: 
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SITE PHOTOS 
 

 
Looking west at reader board to be replaced, three directional signs and several temporary signs 

 

 
Looking southwest from church at frontage in area of reader board sign 

 

 
Looking east at Bridgetown Rd frontage and four directional signs, two with commercial message in distance 
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INNACURATE SIGN PLAN- LOCATION SHOULD BE TO EAST (RED CIRCLE) 
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PROPOSED SIGN DETAIL 
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STREETSCAPE BUFFER APPROVED AS PART OF CASE GREEN 2004-19 
 

 
 
 

EXISTING STREETSCAPE BUFFER 
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APPLICANT LETTER 
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 STAFF REPORT 

 

FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON AUGUST 10, 2016 
 

 

BZA CASE: 

 

MIAMI 2016-03 (CONDITIONAL USE) 

CROSSROADS CHURCH EXPANSION 
 

 

REQUEST: 

 

 

CONDITIONAL USE MODIFICATION approval for a church use located in “A” and 

“AA” Residence Districts 

 

PURPOSE: 

 

To revise the approved conditional use for an addition to the existing building to add 

an additional 597 square feet of building area. 

 

APPLICANT: 

 

Ben Richards, Champlin Architecture (applicant), Crossroads Community Church Inc. 

(owner) 

 

LOCATION: 

 

Miami Township:  8575 Bridgetown Road, on the south side of Bridgetown Road, 

opposite the Bremen Pass and Bridgetown Road intersection (Book 570, Page 160, 

Parcels 14, 17, & 52 and Page 104, Parcel 19) 

 

SITE 

DESCRIPTION: 

Tract Size: Approximately 31.89 acres 

Frontage: Approximately 115 feet on Bridgetown Road 

Topography: Flat at building sloping down to the east, south and west away 

from building and parking  

Existing Dvlpmt: Church building, parking lots, athletic fields and facilities 

 

SURROUNDING 

CONDITIONS: 

 ZONE 

North: “A” Residence 

South: “AA” Residence 

East: “A CUP” Residence 

West: “AA” Residence 

LAND USE 

Single family homes 

Vacant and wooded 

Multi-family development 

Single family homes 
 

 

SUMMARY OF 

RECOMMENDATIONS: 

 

 
 

APPROVAL with Conditions 

 

Page 91 of 110



 HCRPC Staff Report 

August 10, 2016 

PAGE 2 

 

 

  

PROPOSED USE: 

 

 

 

 

 

ZONING 

HISTORY: 

 
PREVIOUS BZA 

ACTION: 

 

The applicant is requesting Conditional Use Modification approval to add an 

additional 597 square feet to the building addition approved originally as part of this 

case in May 2016.  The additional area would allow an expanded seating area and 

would not substantially alter the approved exterior elevations of the building addition.  

The total size of the proposed building addition would be 9,725 square feet. 

 

There is no known zoning history for this site.  

 
 

On June 26, 2002, the BZA approved case Miami 2002-09 for a 14-foot wide, 6-foot 

high (84 square-foot) electronic scoreboard to the soccer/football field.  The 

scoreboard is located in the northwest corner of the property, inside the existing 

perimeter fence. 

 
On July 10, 2013, the BZA heard case Miami 2013-02, an application to build a 170-

foot tall monopole-style telecommunications tower with an equipment building within 

a fenced in 100' x 50' lease area located in the northeastern portion of the site.  The 

hearing was continued to August 14, 2013, when the BZA approved the installation of 

the tower with conditions and modifications that included a maximum height of 170 

feet and a setback of 87 feet with additional landscaping requirements.  This tower has 

already been constructed.   

 

Also on August 14, 2013, the BZA heard case Miami 2013-04, an application to 

change the existing school campus to a church use including church-related assembly, 

Sunday school activity, and community use.  The case was approved with six 

conditions, two variances and a modification.  The conditions required a lighting plan 

and landscaping along the eastern portion of the northern property line near the 

approved telecommunications tower and limited the site to two non-illuminated 

freestanding signs, where only one is permitted, at a maximum of thirty-two square-

feet in size and eight feet in height per sign and that these signs be located a minimum 

of ten feet from the right-of-way and outside of the clear sight triangle.  Further, the 

BZA waived landscape requirements in the eastern parking lot and established that the 

existing vegetation along the perimeter of the site satisfied the boundary buffer 

requirements. 

 

On November 13, 2013, the BZA approved case Miami 2013-04, a request for a 

conditional use modification to add illumination to the approved ground mounted 

signs, a canopy to the existing building, a new main entrance to the existing building 

located on the eastern façade, and screened HVAC units. 

 

On May 14, 2014, the BZA approved case Miami 2014-01, a request for a conditional 

use to construct a new building sign on the northern façade of the existing building 

above the original main entrance facing towards the driveway to Bridgetown Road.  

This case included three conditions and one variance.  The conditions established that 

all sign illumination shall be turned off no later than 10:00 PM nightly while the 

variance permitted the wall sign area on the frontage to be 70.12 square  feet  where 

Page 92 of 110



 HCRPC Staff Report 

August 10, 2016 

PAGE 3 

 

46.4 is allowed and the collective signage area to be 134.12 square-feet  where 32 is 

allowed. The sign has already been constructed. 

 

On May 11, 2016, the BZA approved case Miami 2016-03 to construct a 9,128 square-

foot addition on the existing building as well as modification of existing parking areas 

and construction of a new 310-space parking lot.  Two variances were granted, one 

that modified the interior landscape requirements to allow fewer trees and shrubs 

within the vehicular use area.  The second variance modified the requirements for the 

boundary buffer along the northern property line to permit 100 percent evergreen trees 

where 50 percent is permitted. 

 

  

  
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 church use is consistent with the spirit and intent of the Zoning 

Resolution in that churches are often located in residential zoning districts and the 

proposed improvements meet all setbacks required in this district. 

 
 No Adverse Effect:  The proposed use and development shall not have any adverse 

effect upon adjacent property or the public health, safety, morals and general 

welfare. 

Findings: The 597 square foot expansion of the approved church addition would 

not have a negative impact on adjacent properties. 

 
 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 Regional Planning Commission or Board of County 

Commissioners. 

Findings:  Miami Township has an adopted Land Use Plan for this area.  The 

designation for this property is Public/Semi-Public/Institutional, which allows for 

churches and other related institutional or community uses.  The expanded church 

use is consistent with the adopted land use designation for this site. 
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Compliance With Specific Conditional Use Criteria As Per Section 17-7 

 
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: No construction or operational use relating to the proposal is 

anticipated that would constitute any potential odor, vibration, or dust which 

would impact adjacent properties. 

 
17-7-(o): Landscaping shall be installed in accordance with one of the following 

buffers as described in detail in Chapter 14: 

1).  Boundary Buffer B (shown in Figure 14 A) 

3).  Streetscape Buffer (shown in Figure 14C) 

 Findings: 

1).  In case Miami 2016-03 a modification was approved to change the 

requirements for the boundary buffer along the northern property line to permit 

100 percent evergreen trees where 50 percent is permitted.  The same landscape 

plan has been submitted as part of this proposal.  The 597 square foot addition to 

the existing church building would not necessitate any changes to the approved 

boundary buffer. 

3).  Preliminary drawings submitted by the applicant from case Miami 2013-04, 

approved by the BZA in November 2013, proposed 9 shrubs and three trees along 

the church driveway entrance on Bridgetown Road.  This proposal was in 

compliance with the streetscape buffer and this landscaping has been installed.   

Therefore, further review of the streetscape buffer is not necessary.  This will not 

be affected by the 597 square foot addition to the existing church building. 

 
17-7-(p)(3): Signage: One sign permitted at a maximum of 32 square-feet. 

Findings: No new signage has been proposed as part of this request 

 
17-7-(s): All exterior lighting shall be directed away from adjacent residential 

properties. 

Findings: The 597 square foot addition to the existing church building will not 

have an impact on the requirement for submittal of a lighting plan that meets the 

requirements of the Zoning Resolution. 

 

  
  
CONCLUSION: 

 

The above findings indicate that the church use would meet the requirements of Section 

17-6, General Considerations for Conditional Uses and Section 17-7, Specific Criteria 

Pertaining to Conditional Uses.  Staff finds that the additional 597 square feet of area 

for the proposed building addition would not likely cause any adverse effect for 

adjacent properties.  Therefore, staff finds that the proposed Conditional Use 

Modification would be appropriate for the site. 
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SITE PHOTOS 

 
Panorama of site of proposed expansion in the Northwest corner of the building 

 
Tree buffer to the Northwest 
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View looking south towards site 

 
View looking southeast at northern parking area 
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View looking north from site of proposed western parking area 

 
View looking east across rear access drive 
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SITE PLAN 
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LANDSCAPE PLAN 
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BUILDING ADDITION FLOOR PLAN 
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ELEVATIONS 
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APPLICATION LETTER 
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