
 

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 

FEBRUARY 19, 2015 
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 2010-02; Blue Sky & Harrison (continued from January 15, 2015)  
  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) 
 
 B. CASE: Green 2003-03; Anverski PUD Signage 
  REQUEST: Major Adjustment to an existing “O PUD” Office District 
  PURPOSE: To allow a larger monument style freestanding sign and to allow building signage on 

two facades of the building 
  APPLICANT: John Anevski (applicant), Jets Properties, LLC. (owner) 
  LOCATION: 6355 Harrison Avenue, on the southwest side of Harrison Avenue, south of 

Eaglesnest Drive and north of Belclare Road (book 550, Page 221, Parcel 101) 
 
 COUNTY ZONING MAP AMENDMENT 
 
 A. CASE: Harrison 2015-01; Harrison Avenue Car Lot Expansion 
  REQUEST: From: “A SPI-SC” Residence 

      To: “EE SPI-SC” Planned Retail 
  PURPOSE: To demolish a residence and expand an adjacent auto sales display area 
  APPLICANT: James Ritter, Professional Design Associates (applicant); Marilyn Bourquein (owner) 
  LOCATION:  Harrison Township: 9902 Harrison Avenue, north of the intersection of Old Harrison 

Avenue and Harrison Avenue (Book 560, Page 50, Parcels 42 & 128)  
 

6. OLD BUSINESS 
7. NEW BUSINESS 
8. SCHEDULED PUBLIC HEARINGS 
 
 A. CASE: Green 2015-02; United Dairy Farmers 
  REQUEST: From: “C” Residential and “E” Retail 
   To: “EE” Planned Retail 
  PURPOSE: To demolish several commercial buildings and residences and adjacent unused 

portions of the Westwood Northern Boulevard right-of-way to construct a United Dairy 
Farmers and associated fuel pumps. 

  APPLICANT: Robert G. Rothert, Abercrombie & Associates, Inc. (applicant); William R & Lois T 
Nicholson; Jeanette Mazzaro, William & Wanda Cochran; Irwin J & Lois J Hauck; 
Brenda C Smith, J Bruce & Pamela Jane Greely Suits; and James K Reynolds 
(owners) 

  LOCATION: Green Township: 4108 North Bend Road, at the southeastern intersection of North 
Bend Road and Westwood Northern Boulevard (Book 550, Page 61, Parcels 158-
172, 185-192, 232, 254 and 263)  

 
9. DATE OF NEXT MEETING March 19, 2015 
10. ADJOURNMENT 
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 STAFF REPORT 

 
FOR CONSIDERATION BY THE RURAL ZONING COMMISSION ON JANUARY 15, 2015 
 

MAJOR 
ADJUSTMENT 
CASE: 

 
GREEN 2010-02 

BLUESKY & HARRISON 
 

 
REQUEST: 

 
Approval of a 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: 

 
Green Township:  On the northwest corner of the Harrison Avenue & Bluesky 
Drive intersection, south of Northcrest Lane (Book 550, Page 220, Parcel 1169) 

 
SITE 
DESCRIPTION: 

 
Tract Size: 

 
1.82 gross acres, 1.48 net acres 

Frontage: 247 feet on Harrison Avenue, 304 feet on Bluesky Drive 
(private) and 293 feet on Northcrest Lane (private) 

Topography: Slopes up from Harrison Avenue  
Existing Dvlpmt: Vacant  

 
SURROUNDING 
CONDITIONS: 

 
 

 
ZONE 

 
LAND USE 

North: “E” Retail Professional and medical office  
buildings 

South: “A” Residence & “DD” Planned 
Multi-Family 

Condominiums driveways and 
church property 

East: “DD” Planned Multi-Family Apartments and condo buildings 
West: “DD” Planned Multi-Family and 

“EE” Planned Retail 
Condominiums and commercial 
buildings 

 
ZONING 
JURISDICTION: 

 
 
Hamilton County Commissioners 

 
SUMMARY OF 
RECOMMENDATIONS: 

 
 
APPROVAL with Conditions 
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APPROVED USE: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The Board of County Commissioners approved cases Green 4-80 and 4-88 which 
included two multi-family developments.  One hundred and sixty-four units were 
approved in case Green 4-80 (Skyridge Condos) and have been completely built 
out.  The other 198 unit complex in case Green 4-88 (Northcrest Apartments) 
currently has 116 units completed.  These cases included a green space at the 
corner of Bluesky Drive and Harrison Avenue.  This remaining parcel of land 
would contain the proposed commercial building. 
 
On August 25, 2010, the Hamilton County Board of County Commissioners 
approved a revision to cases Green 4-80 and Green 4-88 and a zone amendment 
from “DD” Planned Multi-Family and “E” Retail to “EE” Planned Retail.  The 
zone change request took into consideration three separate parcels of land with 
two different zoning classifications.  The largest tract of land, approximately 1.6 
acres was zoned “DD” Planned Multiple Residence.  A triangular parcel on the 
northern portion of the site, approximately 0.16 acres, was zoned “E” Retail.  
Both of these areas, totaling 1.8 acres, were changed to the “EE” Planned Retail 
to permit a 2-story bank building with three drive-thru lanes.  Further to the north 
was a separate parcel of land totaling 0.2 acres and was zoned “DD” Planned 
Multi-Family.  This parcel, although not part of this major adjustment request was 
changed to “E” Retail to expand an existing parking lot for the adjacent Huff 
Realtor building.  With this approval, the Board of County Commissioners placed 
eleven conditions on the site.   
 
On April 21, 2011, the Rural Zoning Commission approved a major adjustment to 
Case Green 2010-02; Bluesky & Harrison to permit the construction of a 7,345 
square-foot tire sales and auto maintenance building (Tire Discounters) with five 
double-loaded auto bays. However, conditions were placed on the site and the 
building was required to be turned so that the auto bays were not permitted to face 
east towards the existing apartment buildings.  Further, a condition was placed on 
the site that required the building to meet the minimum setbacks on all sides as 
required in the Zoning Resolution.  The plan identified the relocation of 
Northcrest Lane approximately 90 feet east on the southern edge where it 
intersects with Bluesky Drive.  Further, Bluesky Drive was proposed to be 
widened to include a left turn lane and right turn lane out onto Harrison Avenue.  
Two curb-cuts were proposed off of Bluesky Drive within 80 feet of each other.  
Retaining walls were proposed on the site with one at ten feet high at its highest 
point.  A sidewalk was proposed along Harrison Avenue.  The proposed ISR for 
the site was 53.9%.  Tire Discounters chose to locate elsewhere on Harrison 
Avenue. 
 
In April of 2013, the Rural Zoning Commission approved a major adjustment to 
this same case to allow the construction an 8,500 square foot commercial building 
with an associated 80-space parking lot.  Within the proposed building, two 
restaurants were proposed at 3,500 square feet and 2,500 square feet along with 
two additional commercial uses at 1,250 square feet each.   Each restaurant was 
proposed to have an additional 700 square feet of outdoor seating.   
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PROPOSED USE: 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
In September of 2013, the Rural Zoning Commission approved an additional 
major adjustment to allow a drive-thru lane for the western-most proposed 
restaurant.  The parking in the northwest corner of the site was redesigned to 
accommodate the proposed drive-thru and the dumpster was relocated to the 
south.  The parking was reduced to 71 spaces.  However, no construction has 
taken place on the site and it remains vacant. 
 
The applicant is now proposing to reduce the number of proposed tenants from 
four tenants to three and to reduce the size of the proposed building from 8,500 
square feet to 5,228 square feet.  The building would contain two restaurant uses 
with outdoor seating for each and one retail use located between the proposed 
restaurants.  The restaurant use on the northwestern side of the building would 
contain a drive-thru which would wrap around the back of the building 
(northeastern side).  The applicant is no longer proposing to relocate Northcrest 
Drive, a private street, which would have moved the new alignment to within 40 - 
50 feet of the nearest apartment building.  Northcrest Lane would now remain in 
its current location and would contain a new curb cut to access the site.  The 
previously approved curb cut onto Bluesky Drive would be removed.  Bluesky 
Drive is still proposed to be widened to include a left turn lane and right turn lane 
out onto Harrison Avenue.  Forty parking spaces are proposed where 40 parking 
spaces are required.  The number of proposed retaining walls and the length of 
these walls would be reduced eliminating the previously proposed retaining walls 
along the eastern portion (rear of the building).  The proposed enclosed dumpster 
would be moved to the southwest corner of the site.  The proposed ISR would 
decrease to 40.5%.   

  
  
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. 
 

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 indicates a 
different building size, parking reconfiguration and new access plan, it must be 
considered a Major Adjustment that must be reviewed by the RZC during a public 
hearing. 

  
  
ANALYSIS: Staff has reviewed the requested Major Adjustment and has the following 

findings: 
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Findings for Compliance with the BCC Resolution Green 2010-02: 
 Staff finds that the proposed development would meet all of the conditions 

with the following exceptions. 
 Condition #3 requires a streetscape buffer along Harrison Avenue, 

Bluesky Drive, and along both sides of relocated Northcrest Lane where 
the zone amendment area abuts these streets.  The most recent submitted 
landscape plan indicates boundary buffers, not streetscape buffers, along 
Bluesky Drive and Northcrest Lane.  The applicant must submit plans that 
indicate compliance with this condition indicating the required 
streetscape buffers.  Since Northcrest Lane is not being relocated a 
streetscape buffer is only required on the south side of the street. 

 Condition #4 requires that the site shall provide additional landscaping 
throughout the interior of the parking lot and in the area to the north of 
the parking lot that meets the numerical landscaping requirements of 
Section 12-6.4(b).  Staff finds that no interior parking lot landscaping has 
been indicated on the landscaping plan.  Staff finds that this condition 
must be met. 

 Condition #6 addresses freestanding signage.  The site is restricted to one 
freestanding sign at 95 square feet and 12 feet high.  Previous submittals 
have indicated compliance with this condition.  The most recent submittal 
does not list the size or height of the proposed sign.  Therefore, the 
applicant must submit plans that indicate compliance with this condition. 

 Neither staff nor the RZC has the authority to change or modify these 
conditions. 
 

Additional Findings: 
 Conditions #2 and #3 of the September 19, 2013 Major Adjustment limit 

the hours of operation for the outdoor seating portion of the restaurant 
and the drive-thru and limit outdoor music or loudspeaker use.  There is 
no indication on the submitted plans or application that this condition 
would be met.  Staff is still concerned with the close proximity of the 
multi-family residential units in the area and the effect of loud speakers, 
music and drive-thru lanes and finds that this condition should be 
included in the requested adjustment. 

 The elimination of the curb cut onto Bluesky Drive which was previously 
indicated as 120 feet from Harrison Avenue lessens staff’s previous 
concern with potential traffic back-ups while customers attempt to turn 
left into the site while vehicles are waiting to exit Bluesky Drive onto 
Harrison Avenue.  However, staff still has the same concern that 
Northcrest Drive, which will now be utilized to access the site, is located 
approximately 160 feet from Harrison Avenue.  As stated previously, upon 
recommendations made by the County Engineer, appropriate directional 
signage may be needed to direct traffic on Bluesky Drive to not block 
traffic trying to enter the site from Harrison Avenue. 

 The submitted elevations, which have been revised since the previous 
request to reflect the smaller building proposal, do not indicate any 
ground level or roof top mechanical equipment.  Therefore, staff cannot 
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determine if the requirement for all ground and rooftop mechanical 
equipment to be screened has been met and finds that this condition from 
the previous approval should be included.   

 The applicant has proposed to relocate the dumpster further south from 
the original location.  Although the dumpster appears to be enclosed, it 
would now be more visible than the previous location.  Therefore, staff 
finds the condition requiring dumpsters to be screened should be included.  

 The applicant is a seeking a variance in an approximate 90 foot wide area 
where a proposed retaining wall and a portion of the parking lot are 
located within the boundary buffer.  Due to the size of the parcel to the 
north, staff finds that this boundary buffer encroachment will not 
negatively affect the property as this parcel is unlikely to be developed 
other than an expansion of the existing Huff building or parking lot. 
However, there appears to be 7 feet between the parking lot and the 
property line which could contain the required plantings in this area.  
Staff supports a boundary buffer width modification in this area; however, 
staff finds that the required amount of plantings in this area should be 
required.  

 Elevations have been submitted that identify building mounted signage on 
three facades of the building (see building elevations).  Since the proposed 
project is on a corner lot, building mounted signage is permitted along the 
Harrison Avenue and Bluesky Drive frontage.  However, building 
mounted signage is not permitted along the northwestern property line.  
Staff finds that the northwestern façade would have limited visibility from 
Harrison Avenue and zero visibility from Bluesky Drive.  Staff finds that 
this sign is excessive and it does not enhance the visibility of the 
development since building signs on the southwestern side of the building 
and the freestanding monument sign along Harrison would be seen at the 
same time as any sign on the northwestern façade of the building. 
Therefore, staff does not support a variance to allow an additional 
building mounted sign on the northwestern façade of the building. 

 Section 10-9.3 of the Zoning Resolution requires at least five vehicular 
stacking spaces calculated from the first customer contact point.  The 
applicant has not submitted details to ensure that this requirement can be 
met.  Staff finds that there is room to move the menu order board further 
west to create additional stacking space if needed.  

 The site has an extensive history of requests that include a bank use with 
three drive-thru lanes, a tire discounters store with five double-loaded 
auto bays and a larger retail building with a drive thru lane.  Staff finds 
that the current proposal of one drive-thru lane without relocating 
Northcrest Lane and thus, shifting the proposed development further south 
away from the existing apartment complex, would be a far less intense use 
than previously approved requests with less noise and visual impact.  

  
  

CONCLUSION: Based on the above findings, there is sufficient reason for staff to support the 
requested Major Adjustment.  Staff finds that the scaled down commercial 
building including not relocating Northcrest Lane, would be less intense than the 

Page 23 of 69



 HCRPC Staff Report 
 February 19, 2015 
 PAGE 6 
 

previously approved use which included a larger building and a curb cut onto 
Bluesky Drive. Conditions limiting the hours of operation for the outdoor seating 
area and drive-thru lane and the screening of ground and rooftop mechanical 
equipment will allow for a quieter use during the evening hours thereby 
protecting the nearby residences.  Directional signage which may be required by 
the Hamilton County Engineer will allow safe turning movements and ensure that 
the future intersection will not be blocked.  Therefore, staff finds that the 
proposed use would be appropriate for the site. 
  

  
RECOMMENDED 
MOTION: 

To consider approval of case Green 2010-02; Blue Sky and Harrison, a request 
for a Major Adjustment to an existing “EE” Planned Retail district, with the 
standard covenants and the following conditions. 
 
Conditions: 
1. That all conditions and requirements of BCC Resolution for case Green 

2010-02 shall remain in effect for the subject site. 
2. That the hours of operation for the outdoor seating portion of all restaurant 

uses shall be limited to 7:00 a.m. to 10:00 p.m. and that no outdoor music or 
loudspeakers shall be permitted during this time. 

3. That the hours of operation for the drive-thru lane shall be limited to 7:00 
a.m. to 10:00 p.m. 

4. If required by the Hamilton County Engineer, appropriate signage shall be 
placed on Bluesky Drive to ensure that the new curb cut onto Bluesky Drive 
will not be blocked by traffic.    

5. That all ground and rooftop mechanical equipment shall be screened per 
Section 5-1.2 a. of the Zoning Resolution. 

6. That the proposed dumpster shall be screened per Section 10-5 of the Zoning 
Resolution.  

7. That a signage plan that meets the requirements of the Zoning Resolution and 
the BCC Resolution of Approval shall be submitted with the required Zoning 
Compliance Plan. 

8. That a landscaping plan that meets the requirements of the Zoning 
Resolution and the BCC Resolution of Approval, and with Modification #1 
listed below, shall be submitted with the required Zoning Compliance Plan. 

9. That there shall be no signage permitted on the northwestern or northeastern 
facades of the building. 

10. That sufficient stacking space for drive-thru vehicles shall be provided 
pursuant to Section 10-9.3 of the Zoning Resolution. 

 
Modification: 

1. Section 14-5 – That the vehicular use area along the northern property line 
be permitted to encroach into the required boundary buffer where such 
encroachment is not permitted.   
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SITE PHOTOS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of site looking northwest from the intersection of Bluesky Drive and Northcrest Lane 
 

 
View of site looking west from Northcrest Lane towards Harrison Avenue 

 

 
View of Northcrest Lane and residences looking east towards Bluesky Drive 
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 VICINTY MAP 
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     Case:
Request:

Green 2010-02; Bluesky and Harrison
Major Adjustment
to an existing "EE" Planned Retail District

JOHN HUTH
3/11/2013
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MOST RECENT APPROVED PLAN – SEPTEMBER 2013 
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PROPOSED SITE PLAN 
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 ELEVATIONS  

 
Elevation facing Harrison Avenue (southwestern elevation) 

 
 

 
Elevation facing Bluesky Drive (southeastern elevation) 

 
 

 
Northwestern elevation (Note:  Staff does not support a variance to permit this building mounted sign) 
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LANDSCAPING PLAN 
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APPLICANT’S LETTER 
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REVISED/FEBRUARY SITE PLAN  
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REVISED/FEBRUARY LANDSCAPING 
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REVISED/FEBRUARY ELEVATIONS 
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REVISED/FEBRUARY SIGNAGE 
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REVISED/FEBRUARY LIGHTING PLAN 
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 STAFF REPORT 

 

FOR CONSIDERATION BY THE RURAL ZONING COMMISSION ON FEB. 19, 2015 
 

MAJOR ADJUSTMENT 

CASE: 

 
GREEN 2003-03 

J. ANEVSKI PUD SIGNAGE 
 

REQUEST: 

 

 
Major Adjustment to an existing “O PUD” Office Planned Unit 
Development district 
 

PURPOSE: 

 

To allow a larger monument-style freestanding sign and to allow building 
signage on two facades of the building 
 

APPLICANT: 

 

John Anevski (applicant), Jets Properties LLC (owner) 

LOCATION: 

 

Green Township: 6355 Harrison Avenue, south of Eaglesnest Drive and 
north of Belclare Road (Book 550, Page 221, Parcel 101) 
 

SITE DESCRIPTION: Tract Size:  
Frontage: 
Topography: 
Existing Dev: 
 

2.762 acres (gross) 
282.69 feet along Harrison Avenue 
Gentle slope northwest toward detention basin 
Office and Retail Building (under construction) 

SURROUNDING 

CONDITIONS: 

 
North: 
South: 
East: 
West: 

ZONE 
“A” Residence 
“A” Residence  
“E”  Retail 
“A”  Residence 

LAND USE 
Church & Single Family 
Vocational School 
Automotive Sales/Repairs 
Vocational School 
 

SUMMARY OF 

RECOMMENDATIONS: 

 

DENIAL 
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APPROVED USE: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PROPOSED USE: 

 

On March 20, 2003, the Hamilton County Rural Zoning Commission approved, 
with conditions, a Planned Unit Development proposal to construct an office 
and retail building in an office zoning district where a vacant State Farm 
Insurance office was located. A zone change was not necessary because the 
zoning resolution allows retail development in office zones provided that the 
PUD has less than a 60% impervious surface ratio. The updated development 
plan designates 22,540 square feet of building space for a mix of retail and 
office tenants with 96 parking spaces. An existing retaining wall runs through 
the southern portion of the parcel, giving way to a steep elevation drop and 
thick wooded area. In the original approval process, the applicant was granted a 
zoning variance for a freestanding sign next to the access drive with a 
maximum height of 12 feet and surface area of 50 square feet. A variance was 
required at the time because developments in office zones were only permitted 
to have a multi-tenant freestanding sign if they were office parks containing 
two or more buildings. 
 
The zoning resolution was changed in 2008 to permit freestanding signs with a 
maximum height of 12 feet and surface area of 50 square feet in office zones, 
making the variance granted for the site in 2003 no longer a variance. However, 
the applicant is now requesting a new variance in order to be allowed a larger 
freestanding multi-tenant sign. The proposed sign would be double-sided, 
monument-style, with a height of 17 feet 5 inches and surface area of 120 
square feet. The design also shows eight internally illuminated cabinets with a 
brick base and aluminum frame. The location would still be next to the access 
drive off of Harrison Avenue. The applicant is also requesting to be allowed 
building signage on the northern facade of the building. Building signage is 
already permitted for each tenant on the walls facing into the development, but 
the applicant states that the unique angle of the building in relation to Harrison 
Avenue merits the need for increased visibility from the road. The building sign 
design was not submitted with dimensions. 

  
  
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 BCC conditions.  Any modifications must be in substantial 
conformity with the intent of the PUD approval. 
 

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 is for new 
signage in excess of the Zoning Resolution, the request is considered a Major 
Adjustment that must be reviewed by the RZC during a public hearing. 
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ANALYSIS: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Staff has reviewed the requested Major Adjustment and has the following 
findings: 
 
Freestanding Sign Findings: 

 The proposed sign design indicates that one office and two retail outlets 
are already planning to occupy parts of the building. Despite there 
being a mix of retail and office tenants within the building, the parcel 
still falls under the regulations pertaining to an office development 
because it is located in an office zoning district. 

 Office districts are permitted to have one freestanding sign not 
exceeding 12 feet in height or 50 square feet in surface area. 

 The proposed sign would be 17 feet 5 inches in height and 120 square 
feet in surface area, which is significantly larger than the permitted 
height and surface area. 

 Adjacent to the site on the other side of Harrison Avenue, there is an 
“A” low intensity Single Family Residence district with multiple single 
family homes.  Staff finds that a larger sign would be incompatible with 
these nearby land uses. 

 There are a number of larger freestanding signs in the Harrison Avenue 
corridor, but that is because many developments along Harrison 
Avenue are either located within an “E” Retail district, with no specific 
plan approval and a permitted sign size of 28 feet in height and 150 
square feet in area, or within “EE” Planned Retail zoning districts on 
larger sites located closer to the interstate or to high density 
commercial areas. 

 Planned districts or specific plan approvals for properties in the vicinity 
have typically been restricted to much smaller signs. 

 Nearby developments have not typically been allowed freestanding 
signs larger than 12 feet in height and 50 square feet in surface area.  

 The Metro Car Wash (“O PUD” for Valvoline), Glenway Auto Center 
(“E PUD”), First Baptist Church (Conditional Use), and recently 
approved Bluesky Drive retail center (“EE” Planned Retail) were all 
approved for freestanding signs with 50 square feet or less of surface 
area and 12 feet or less of height. While a taller 18-foot sign was 
permitted for the adjacent Diamond Oaks school as part of a 
Conditional Use approval in 2011, the approved surface area is still 
less than 50 square feet. 

 In addition, efforts are being made by the Township to reduce the 
impact of signage on the streetscape of Harrison Avenue.   

 The Harrison Avenue Corridor Design Plan, created by the Township in 
2004, says that freestanding signs should be restricted to the dimensions 
permitted as of right in the zoning resolution and that said signs should 
not exceed 12 feet in height above the grade of Harrison Avenue. 

 Staff is concerned about setting a precedent for future development in 
the area that would encourage other commercial and office 
developments to ask for larger freestanding signs along Harrison 
Avenue. 
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Building Sign Findings: 

 Office districts are allowed to have building signage on the facade that 
fronts the principal dedicated street or the facade that contains the main 
entrance to the building. Building signage is not permitted on both 
facades as of right. 

 Staff does not typically support building signs on multiple facades 
unless the site has some form of extenuating circumstance that prohibits 
visibility. Staff does not find that there is anything unusual about the 
nature of the site to warrant signage beyond what the zoning resolution 
permits. 

 Staff finds that the angle of the site plan does not cause significant loss 
of visibility to the building complex as a whole. The setback is close 
enough to Harrison Avenue that the inward-facing facade of each wing 
can be seen from a reasonable distance away 

 Staff finds that the already permitted freestanding sign would give 
sufficient warning for drivers coming from the northwest that the corner 
tenant, Third Federal, is approaching on the right-hand side. 

 Staff is concerned that future tenants on the northwest wing of the 
building would be put at a disadvantage if the corner tenant was given 
additional signage while they were not. 

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

the request.  A freestanding sign beyond the dimensional restrictions pertaining 
to an Office zoning district is not permissible even though there are plans for 
retail uses within the building. Additionally, office zones are not permitted 
building signage on multiple facades even if the building does not have wall 
frontage that is parallel to the street.  The nature of this site and the context in 
which it is located do not warrant variance from the zoning resolution. 
Therefore, staff recommends denial of the requested Major Adjustment. 

  
  
RECOMMENDED 

MOTION: 
To consider case Green 2003-03; J. Anevski PUD Signage, a request for a 
Major Adjustment to an approved Plan Unit Development in an existing “O 
PUD” Office district.   

 

  
  

AGENCY 

REPORTS: 

 
Township Trustees (TT): 

 
Report not yet received 

  

  
 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 

 

 
Panorama View of Building from Harrison Avenue  

 

 
Panorama View of Harrison Avenue Panorama from Building 

 

 
Entrance/Exit Off Of Harrison Avenue 
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SITE PHOTOS (CONT.) 

 

 
Proposed Freestanding Sign Location 

 

 
Proposed Building Sign Location 

 

 
Whole Site – Including Detention Basin 
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APPROVED SITE PLAN WITH SIGN 
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PROPOSED FREESTANDING SIGN DESIGN 
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PROPOSED BUILDING SIGN DESIGN 
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APPLICANT LETTER 
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 STAFF REPORT 

 
FOR CONSIDERATION BY THE REGIONAL PLANNING COMMISSION ON FEBRUARY 5, 2015 
FOR CONSIDERATION BY THE RURAL ZONING COMMISSION ON FEBRUARY 19, 2015 
 

 
ZONE 
AMENDMENT 
CASE: 
 

 
HARRISON 2015-01 
HARRISON AVENUE CAR LOT EXPANSION 
  

 
REQUEST: 

 
FROM: “A SPI-SC” Residence 
TO: “EE SPI-SC” Planned Retail 

 
PURPOSE: 

 
To demolish a residence and expand an adjacent auto sales display area 

 
APPLICANT: 

 
James Ritter, Professional Design Associates (applicant); TT Projects LLC/Marilyn 
Bourquein (owner) 

 
LOCATION: 

 
Harrison Township:  9902 Harrison Avenue, north of the intersection of Old 
Harrison Avenue and Harrison Avenue (Book 560, Page 50, Parcels 42 & 128) 

 
SITE 
DESCRIPTION: 

 
Tract Size: 

 
0.53 acres (net) 

Frontage: 125 feet on Old Harrison Avenue 
Topography: Flat 
Existing Dvlpmt: Single-family residence 

 
SURROUNDING 
CONDITIONS: 

 
 

 
ZONE 

 
LAND USE 

North: “B-4” (City of Harrison) and 
“A SPI-SC” Residence 

Interstate 74 

South: “A SPI-SC” Residence Undeveloped 
East: “A SPI-SC” Residence Single-family 

West: “E SPI-SC” Retail Hirlinger Used Cars 
 
ZONING 
JURISDICTION: 

 
 
Hamilton County Commissioners 

 
SUMMARY OF 
RECOMMENDATIONS: 

 
 
APPROVAL with Conditions 
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PROPOSED USE: The applicant is proposing to use an existing single-family home site for the purpose 
of expanding the existing auto sales display area on the adjacent commercial site to 
the west (Hirlinger Used Cars- 9912 Harrison Avenue).  A 45-space parking lot has 
been proposed with one driveway onto Old Harrison Avenue.  A 30-foot cross-
access easement proposed to the property to the south to provide future cross-access 
should the adjacent site redevelop as commercial in the future.  Two 15-foot tall, 
double-mounted pole lights have been proposed on 3-foot concrete bases within the 
parking lot.  A 4-foot chain link fence has been proposed behind the streetscape 
buffer along the front row of parking along Old Harrison to connect to the existing 
chain link fence on the site to the west and a 6-foot vinyl privacy fence has been 
proposed behind the boundary buffer along the eastern property line.  No signage 
has been proposed and the impervious surface ratio for the site would be 71%. 

 
ZONING PETITION 
HISTORY: 

 
The site is part of a SPI overlay district that was approved in 2003. The SPI district 
designation provides special regulations for development that occurs within its area.  

 
STAFF REVIEW 
CONFERENCE: 

 
A Public/Staff Review Conference was held at 7:00 pm on November 20, 2014, at 
the Harrison Township Civic Center.  The meeting was attended by the property 
owner, civil engineer, township officials, and the two adjacent residents to the south.  
Issues raised at the meeting included the southern boundary buffer, existing trees to 
be cleared, privacy fencing, right-of-way dedication, and lighting concerns. 

  
  
ANALYSIS: Land Use Plan Consistency 

 
Applicable Policies and Recommendations:  The Regional Planning Commission 
has an adopted a Land Use Plan for Harrison Township.  The adoption and review 
history of the Plan is as follows: 
 

• RPC Initial Adoption:     February 2001 
• Last Land Use Plan Update Approved:   December 2012 
 

Findings: 
• The Harrison Township Land Use Plan Map designates the site as “Planned 

Mixed Use Employment Area”, which is defined as developments containing 
some combination of office, retail, light industrial or compatible uses developed 
with a consistent theme and containing architectural, landscape, streetscape, 
and signage standards.  Typically a campus-style planned development with 
multiple uses that are created in separate buildings or within single buildings, 
sharing a common image and circulation system. 

• The proposal is an orderly expansion of an adjacent existing retail use, is not at 
a scale that would allow for a campus-style development and contains no 
buildings. 

• Therefore, staff finds that the proposed planned retail zoning would be 
consistent with the adopted Land use Plan Map. 

• The Land Use Plan was completed as part of the Harrison Township 2020 
Comprehensive Plan, which contains specific Land Use Strategies for certain 
areas and sites. 
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• The proposed development is part of Site No. 30 of the Land Use Plan, which 
covers several lots between I-74 to the north and Old Harrison and Harrison 
Avenues to the south on both sides of the Dry Fork Road interchange.  The 
strategy for this area (Strategy 2) states:  “Concentrate planned mix use 
employment development south of I-74 including the area known as the Harrison 
Township Commerce Center and along Dry Fork Road north of I-74”. 

• Part of the rationale for this strategy includes increasing the tax base of existing 
commercial uses in the area to enhance community identity, services and 
facilities easily accessible to the expressway. 

• The proposed development would be an expansion of an existing used car 
dealership that currently has easy access to the expressway as it is on the 
southeast corner of the I-74/Dry Fork Road interchange.  The proposal would 
also provide ample screening from the existing residences to the east along 
Harrison and would provide cross-access to this area in accordance with the 
SPI regulations should these sites redevelop as commercial in the future.  Staff 
recommends this cross-access be required as condition of approval. 

• Therefore, staff finds that the proposal is consistent with Land Use Plan Map 
and text of the Comprehensive Plan. 

  
  
RECOMMENDED 
MOTION: 

To accept staff findings that consistency with the adopted land use plan is required 
and that the zone amendment can achieve consistency with the adopted land use 
plan. 

  
  
ANALYSIS (CONT.): 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Thoroughfare Plan Consistency 
 
Applicable Policies and Recommendations:  The Hamilton County Thoroughfare 
Plan designates Old Harrison Avenue as a Local Road with a required right-of-way 
of 60 feet (30 feet from centerline). 
Findings:  The site currently has 36 feet of right-of-way from centerline.  Therefore, 
no additional dedication is needed. 
 
 

Zoning Compliance 
 
The site plan meets the minimum standards of the Hamilton County Zoning 
Resolution and the “EE SPI-SC” Planned Retail Special Public Interest district, with 
the following exceptions. 
 
Section 12-6.4 – Parking Lot Interior Landscaping 
This section states that development is required to provide 286 sq. ft. of parking lot 
landscape area with a minimum of 2 canopy trees and 6 shrubs. 
Findings:  The applicant has indicated compliance with the shrub planting 
requirement within two peninsulas adjacent to the driveway but has requested that 
the two required canopy trees be waived as they would be adjacent to a drywell and 
would impede snow plowing in the rear of the site where a landscape island could 
be accommodated.  Staff recommends this requirement be met as there are other 
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areas of the site away from the drywell that could contain the required trees.  Trees 
could be added in the area of the propose shrubs alongside the driveway or within 
peninsulas in the rear or eastern row of parking.  
 
Section 12-7 – Outdoor Lighting 
This section states that a maximum illumination of 0.5 footcandles is permitted at all 
property lines. 
Findings:  The applicant proposed to exceed this requirement along the Old 
Harrison Avenue right-of-way to the south, western property line adjacent to the 
existing car lot, and I-74 right-of-way to the north.  Staff supports a variance to the 
western property line as the site in question and the adjacent site should be treated 
as one for the purpose of lighting as the proposed development is an expansion of 
the adjacent site.  The applicant has stated that lot has an irregular shape and that 
the proposed 1.6 footcandle level adjacent to I-74 will not be distinguishable.  
However, staff does not support a variance to the lighting requirement along either 
right-of-way because the proposal is a new development and there is no reason 
lighting cannot be modified to meet this requirement.  Staff recommends a lighting 
plan in compliance with the requirements of the Zoning Resolution along each right-
of-way be submitted as part of the Zoning Compliance Plan. 

  
  
CONCLUSION: 
 

Based on the above findings there is sufficient reason for staff to support the request.  
The proposal is consistent with the Harrison Township Land Use, Comprehensive 
Plans and Thoroughfare Plan.  With interior parking lot landscaping and lighting 
levels along each right-of-way in compliance with the Zoning Resolution, staff finds 
that the development would be appropriate in this location. 

  
 
RECOMMENDED 
MOTION: 
 

 
To find consistency with the adopted land use plan and to recommend approval of 
case Harrison 2015-01; Harrison Avenue Car Lot Expansion, a request for zone 
amendment from “A SPI-SC” Residence to “EE SPI-SC” Planned Retail subject to 
the standard covenants for planned districts and the following conditions and 
variance: 
 
Conditions: 
1. That a 30-foot access easement for future vehicular use shall be identified to the 

eastern property line to permit the adjacent property to connect through the 
subject site to Old Harrison Avenue to be effective if/when this adjacent 
property is developed as commercial. 

2. That a landscaping plan in compliance with Sections 12-6, 14-7 and 14-8 of the 
Zoning Resolution shall be submitted as part of the Zoning Compliance Plan.  

3. That a lighting plan in compliance with Section 12-7 of the Zoning Resolution 
and Variance #1 shall be submitted as part of the Zoning Compliance Plan. 

 
Variance: 
1. Section 12-7.2 – That there be no maximum illumination level on along the 

western internal property line where a maximum illumination level of 0.5 
footcandles is required. 
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SITE PHOTOS 
 

 
View northwest down Old Harrison Ave from southern property line of site 

 

 
Site in question looking north towards I-74 

 

 
Looking southeast towards adjacent residences 

 

 
Looking southwest at intersection of Old Harrison Ave and Harrison Ave
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SITE PLAN 
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LIGHTING PLAN 
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APPLICANT LETTER 
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