
 

NOTE:  Individuals requiring special accommodations to participate in or attend any meeting or hearings should call the Planning and Zoning Office at 
946-4550 seven days prior to the meeting 

AGENDA 

THE HAMILTON COUNTY RURAL ZONING COMMISSION 
REGULAR MEETING 

Room 805-B, Administration Building 

DECEMBER 18, 2014 
1:00 P.M. 

Joel Cornelius, Chairman/Presiding Officer 
 
1. MEETING CALLED TO ORDER 
2. ROLL CALL OF COMMISSIONERS 
3. PLEDGE OF ALLEGIANCE 
4. APPROVAL OF MINUTES OF REGULAR MEETING 
5. PUBLIC HEARINGS  

 MAJOR ADJUSTMENTS  
 A. CASE: Green 2014-03; Sullivan Office 
  REQUEST: Major Adjustment to an existing “E PUD” Planned Retail District 
  PURPOSE: To modify Condition #3 of the 2014 PUD approval to permit a right-in only driveway 

from North Bend Road, to modify parking and access along the front of the existing 
office building, to eliminate the rear drop-off area, and to shift the future building 
addition. 

  APPLICANT: Dr. David & Diane Sullivan (applicant); Dr. David & Diane Sullivan and Westover 
Court LLC (owners) 

  LOCATION: 5177 North Bend Road; on the west side of North Bend, 140 feet south of Boomer 
Road (Book 550, Page 73, Parcels 15, 16, 17, 68) 

  TRACT SIZE: 0.43 acres (net PUD) and 0.88 acres (net OO) 
 

6. OLD BUSINESS 
7. NEW BUSINESS 
8. SCHEDULED PUBLIC HEARINGS  

 A. CASE: Green 2-78; Delco Development Corp. – Gabriel Brothers Sign 
  REQUEST: Major Adjustment to an existing EE Planned Retail District 
  PURPOSE: To permit a second freestanding sign for an existing shopping center 
  APPLICANT: Richard A. Paolo (applicant), Daniel G. Kamin Cincinnati LLC (owner) 
  LOCATION: 5750 Harrison Avenue (Manchester Plaza Shopping Center); on the northeastern 

corner of the Harrison Avenue and Filview Circle Intersection (Book 550, Page 180, 
Parcel 125) 

 
 B. CASE: Green 2010-02; Blue Sky & Harrison 
  REQUEST: Major Adjustment to an existing EE Planned Retail District 
  PURPOSE: To reduce the building size and number of parking spaces, relocate the curb cut from 

Bluesky Drive to Northcrest Lane and maintain Northcrest Lane in its existing location 
  APPLICANT: Michael E. Doty, Brandicorp, LLC (applicant), Bluesky Shoppes, LLC (owner) 
  LOCATION: On the northeast corner of the Harrison Avenue & Blue Sky Drive intersection, south 

of Northcrest Lane (Book 550, Page 220, Parcel 1169) 
   
 C. CASE: Green 2015-01; Artis Senior Living 
  REQUEST: From: C Single-Family Residence 
   To: OO Planned Office 
  PURPOSE: To construct a 72-unit assisted living facility for seniors with Alzheimer’s disease and 

similar memory disorders 
  APPLICANT: Thomas Jones, Artis Senior Living (applicant); Jenny E. Dawson TRS, Generoso & 

Edna Simon TRS (owners) 
  LOCATION: On the south side of Bridgetown Road, approximately 240 feet east of Lakewood 

Drive (Book 550, Page 170, Parcels 136 & 137; Book 550, Page 173, Parcels 150 & 
228) 

   
9. DATE OF NEXT MEETING January 15, 2015 
10. ADJOURNMENT 
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 STAFF REPORT 

 
FOR CONSIDERATION BY THE RURAL ZONING COMMISSION ON DEC. 18, 2014 
 

MAJOR 
ADJUSTMENT 
CASE: 

 
GREEN 2014-03 

SULLIVAN OFFICE 
 
REQUEST: 

 
Approval of a Major Adjustment to an approved Planned Unit Development in an 
existing “E” Retail district 

 
PURPOSE: 

 
To modify Condition #3 of the 2014 PUD approval to permit a right-in only 
driveway from North Bend Road, to modify parking and access along the front of 
the existing office building, to eliminate the rear drop-off area, and to shift the 
future building addition 

 
APPLICANT: 

 
Dr. David & Diane Sullivan (applicant & owner) 

 
LOCATION: 

 
Green Township:  5177 North Bend Road; on the west side of North bend, 140 
feet south of Boomer Road (Book 550, Page 73, Parcel 15) 

 
SITE 
DESCRIPTION: 

 
Tract Size: 

 
0.43 acres (net) 

Frontage: 129 feet on North Bend Road 
Topography: Flat in front of building sloping down and away from North 

Bend towards the rear 
Existing Dvlpmt: Multi-tenant office building and parking 

 
SURROUNDING 
CONDITIONS: 

 
 

 
ZONE 

 
LAND USE 

North: “E” Retail Beau Vita offices 
South: “C” Residence Single-family homes  
East: “E” Retail & “OO” Planned 

Office 
Office, hospital and vacant land  
 

West: “B” & “C” Residence Single-family homes and vacant 
land 

 
ZONING 
JURISDICTION: 

 
 
Hamilton County Commissioners 

 
SUMMARY OF 
RECOMMENDATIONS: 

 
 
APPROVAL with Conditions 
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APPROVED USE: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PROPOSED USE: 
 
 
 
 

On September 12, 2012, the Board of County Commissioners approved case 
Green 2012-01, a Zone Amendment from “B” and “C” Residence to “OO” 
Planned Office for 1.06 acres of land surrounding the existing PUD site in order 
to construct a parking lot to serve the adjacent office building.  This approval 
included the demolition of a vacant two-family residence on Boomer Road and a 
single-family residence on North Bend Road for the installation of a new 
driveway onto each road to access the rear parking area.  No improvements 
specifically related to the office building on the PUD site were approved as part 
of the Zone Amendment. 
 
On June 19, 2014, the Rural Zoning Commission approved case Green 2014-03, a 
Planned Unit Development for the “E” Retail site in question in order to construct 
a 3,600 sq. ft., two-story addition on the north end of the existing medical office 
building, a drop-off area to the rear of the addition, and to reconfigure access and 
parking in front of the existing building along North Bend Road.  Condition 3 of 
this approval requires the following: 
 

“That the existing northernmost driveway within the PUD area shall be removed 
and parking and access in front of the building provided which complies with 
Chapter 12 of the Zoning Resolution, prior to a certificate of occupancy for the 
building addition.” 

 
To date, parking areas, retaining walls, and landscaping have been constructed in 
the rear “OO” area in accordance with the 2012 Zoning Compliance Plan, but no 
parking spaces have been striped.   
 
The applicant is now requesting to modify Condition #3 of the 2014 PUD 
approval for the “E” Retail site to permit a right-in only driveway from North 
Bend Road in the area of the existing two-way driveway in the northeast corner of 
the site.  As stated above, this driveway is required to be closed upon occupancy 
of the building addition.  In addition to the proposed right-in driveway, the 
applicant has proposed to replace the parallel parking spaces approved in front of 
the existing building with four 45-degree angled spaces.  The proposed building 
addition would be shifted towards the rear property line (west) by 10 feet and the 
drop-off area to the rear of the addition would be removed and replaced with an 
additional three parking spaces and modified walkways.  The impervious surface 
ratio (ISR) for the entire development would remain at 78% as previously 
approved. 

  
  
AUTHORITY AND 
CRITERIA: 
 
 
 
 
 
 
 

Authority to Make Adjustments to PUD Plans 
 

Section 18-9 authorizes the Rural Zoning Commission to consider adjustments to 
approved PUD plans provided there is no modification of recorded easements or 
of written conditions of approval contained in a Board of County Commissioners 
Resolution.  Any modifications must be in substantial conformity with the intent 
of the PUD approval. 
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Compliance with Section 18-9.1 
 

Minor alterations shall be limited to altering the location of structures, circulation 
elements, open space or grading where such alterations will comply with the 
intent of all perimeter setbacks and buffer yards that are required by any 
regulation or by the approved PUD plan.  Because the request includes a 
modification to a condition approved as part of the PUD, it must be considered a 
Major Adjustment reviewed by the RZC during a public hearing. 

  
  
ANALYSIS: Findings for rear site modifications: 

• As part of this request, the applicant is proposing to shift the future 
building addition 10 feet to the west. 

• Staff has no issue with this request as the rear corners of the addition 
would match the setback of the existing building and this shift creates no 
setback issues with the “O” office district in the area of the proposed 
projection. 

• Also as part of this request, the drop-off area would be replaced with 
three parking spaces. 

• Though it is not clear why the additional spaces have been added, staff 
has no issue with the loss of the drop-off area as this is not a zoning 
requirement. 

• Therefore, staff recommends approval of this part of the request. 
 
Findings for access and parking modifications: 

• Condition 3 of the 2014 PUD Approval requires the following: 
 “That the existing northernmost driveway within the PUD area shall 
 be removed and parking and access in front of the building 
 provided which complies with Chapter 12 of the Zoning 
 Resolution, prior to a certificate of occupancy for the building 
 addition.” 

• The first part of this condition was recommended by staff as part of the 
General Standards for PUD approval, which require consistency with 
land use plans adopted by RPC.  For this site, the North Bend/Cheviot 
Road Corridor Strategies apply.  Related to these strategies, the staff 
report contained the following findings: 
 “Strategy 3 encourages traffic improvements to improve efficiency 
 and Strategy 4 encourages the elimination, reduction, and/or 
 consolidation of existing curb cuts and driveways onto  North 
 Bend Road.  The applicant has proposed that the existing 
 driveway onto North Bend in the northeast corner of the site 
 remain.  Staff feels that this driveway is no longer necessary given 
 the commercial driveways approved onto Boomer and North Bend 
 as part of the adjacent Zone Amendment for parking for this 
 building. The new commercial driveway constructed 
 immediately south of the building as part of the Zone 
 Amendment was approved with the understanding that there 
 would be a consolidation of driveways along North Bend with 
 the new parking lot.  However, the applicant revised their initial 
 submittal to propose two commercial driveways onto North 
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 Bend and a third onto Boomer Road.  Given Strategies 3  and4, staff 
 recommends that the existing driveway proposed to remain be 
 removed and the front parking lot be reconfigured with 90-degree 
 parking and two-way access from the driveway approved as part of 
 the Zone Amendment to the south.” 

• At the June 19 hearing, there was a discussion between RZC, the 
township, and the applicant, regarding the necessity of the front parking 
area and cross-access between this site and the adjacent site to the north 
on the southwest corner of North Bend and Boomer.  This discussion led 
to the final part of Condition 3 being added by RZC, which permits the 
driveway to remain open until the building addition is complete.  As part 
of that discussion, Condition 7 was also added by RZC to the PUD 
approval: 
 “That the property must allow a cross-easement to the property to 
 the north.” 

• Staff is concerned with permitting a right-in driveway in the proposed 
location for the following reasons. 

• First, permitting a right-in driveway would discourage use of the required 
cross-access between the front parking areas of the site in question and 
the adjacent site to the north.  As proposed, it is likely that the driveway 
would solely be used for access to Sullivan’s site as drivers using it for 
cross-access to the property on the corner would be going against that 
site’s one-way, southbound traffic flow.  

• Comment 5 of the County Engineer’s review letter states that the proposed 
right in only access point will be allowed as a temporary access point and 
that the access point will be readdressed if and when the parcel to the 
north redevelops. 

• Staff cannot support the proposed right-in driveway to be temporary in the 
manner described above as the parcel to the north is not subject to this 
request.  If the parcel to the north redevelops, it is unclear what will occur 
as far as access on that property.  The only thing staff can support at this 
time between the sites is cross-access and the current proposal does not 
appear to allow for feasible, two-way cross-access between the two sites 
in the future given the point of access and the design of both parking 
areas. 

• Secondly, the proposed reconfiguration of the front parking area would 
render the new, southernmost driveway onto North Bend as access solely 
for the rear parking area due to the one-way traffic flow to the south.  
This brings into question the appropriateness of approving a right-in 
driveway solely to be used for the 10 parking spaces proposed within the 
reconfigured front parking lot. 

• With 47 spaces proposed to the rear of the building with two-way access 
from both Boomer and North Bend Road existing, the rear area is clearly 
intended to be the main parking area.  Though the front 10 spaces provide 
more convenient access to the front of the existing building, as well as one 
ADA space, there is likely no scenario where staff would support an 
additional, exclusive access point for such a small parking area on a site 
that already has two two-way access driveways onto other roads.  This 
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convenience to front parking is also negated by the fact that this area 
would only be accessed from the right-in driveway from North Bend as 
drivers entering from Boomer or the southern North Bend driveway would 
have to go against one-way, southbound traffic to park in front of the 
building or in the ADA space.  Visitors to the site would have to know in 
advance how to specifically park in front of the building or in the ADA 
space, potentially causing confusion and drivers to go against traffic flow 
in front of the existing building. 

• There is a need for PUD review and approval on the corner property to 
the north so there is a better understanding of the coordinated access plan 
along North Bend Road for these two properties.  Without better 
coordination between the two properties through the PUD process, staff 
cannot support the proposed curb cut at this time. 

• Given the above findings, staff recommends that the conditions approved 
as part of the 2014 PUD remain as stated and that the part of the Major 
Adjustment request to modify Condition 3 and approve a right-in 
driveway be denied.   

  
  
CONCLUSION: Based on the above findings, there is not sufficient reason for staff to support the 

request to modify the PUD Conditions to permit a right-in driveway.  The 
proposal would be in conflict with the intent of the PUD approval and Corridor 
Strategies for the area.  The proposal would also limit required cross-access to the 
property to the north and restrict traffic flow in the front of the site.  Therefore, 
staff finds that this part of the request is unnecessary and should be denied.  Staff 
finds that the request to shift the proposed building addition and replace the rear 
drop-off area is reasonable and recommends approval of this part of the Major 
Adjustment request. 
 

  
RECOMMENDED 
MOTION: 
 

To consider approval of case Green 2014-03; Sullivan Office, a request for a 
Major Adjustment to an approved Planned Unit Development in an existing “E” 
Retail district with the standard covenants and the following condition: 
 
Condition: 

1. That all conditions approved on June 19, 2014, as part of PUD case Green 
2014-03 shall remain in effect for the “E” Retail PUD area. 
 

  
AGENCY REPORTS: Hamilton County Engineer (HCE): 

Twp. Trustees (TT): 
Temporary Approval 
Approval 
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SITE PHOTOS 
 

 
Looking southwest from driveway in question at front of building 

 

 
Looking north at driveway in question towards adjacent site 

 

 
Looking south at parking area in question and new two-way North Bend driveway in OO 
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Looking west down new two-way driveway from North Bend 

 
 

 
Rear OO parking area looking east towards North Bend 

 
 

 
Area of proposed addition looking northeast towards adjacent site
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2011 AERIAL 
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APPROVED 2012 ZONING COMPLIANCE PLAN FOR REAR OO ZA 
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SITE PLAN PRESENTED AT 6/19/14 RZC PUD AND MA HEARING 
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APPROVED 2014 PUD AND MA CONDITIONS 
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PROPOSED SITE PLAN 
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COUNTY ENGINEER LETTER 
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GREEN TOWNSHIP LETTER 
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APPLICANT LETTER 

 
Page 31 of 31




