
 

 

AGENDA 

THE HAMILTON COUNTY RURAL ZONING COMMISSION 
REGULAR MEETING 

Room 805-B, Administration Building 

December 17, 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. ADMINISTRATIVE ITEMS: 
 ADM01: Annual Organization Meeting – Election of Officers 
   David Steinriede – Chairman (exp 2016) 
   Christian James – Vice-Chair (exp 2017) 
 
6. PUBLIC HEARINGS  

 MAJOR ADJUSTMENT: 
  
 A. CASE:  Green 2009-06; Mercy Hospital Outlot   
  REQUEST: Major Adjustment in an existing “OO” Planned Office district  
  PURPOSE: To modify and approved Zoning Compliance Plan to add additional parking spaces 

on the northeast corner of the development.     
 APPLICANT: Brett Oberholzer, Champlin Architecture (applicant); Mercy Hospitals West (owner) 

  LOCATION: Green Township: on the northeast corner of the North Bend Road and Mercy Health 
Boulevard intersection (Book 550, Page 74, Parcel 148) 

 
7.  OLD BUSINESS 
 
8. NEW BUSINESS 
 
9. SCHEDULED PUBLIC HEARINGS:  
 
 A. CASE:  Columbia 2016-01; Wooster South Retail   
  REQUEST: Approval of a Planned Unit Development in an “E SPI-SC” Retail Special Public 

Interest District  
  PURPOSE: To convert an existing Restaurant into a Micro-Brewery with additional parking and a 

potential future building   
 APPLICANT:  Yan Nasilevich, PDT Architects LLC (applicant); Panichachai LLC (owner)  

  LOCATION: Columbia Township: 4002 Plainville Road, on the northeast corner of Plainville Road 
and Murray Avenue (Book 520, Page 171, Parcels 216 and 453) 

 
 B. CASE:  Columbia 2016-02; Sweeney Parking   
  REQUEST: Approval of a Planned Unit Development (PUD) in an “E SPI-SC” Retail Special 

Public Interest District  
  PURPOSE: For the purposes of demolishing a commercial single-family home and creating 

additional auto sales space for Mark Sweeney Buick GMC  
 APPLICANT:  Jonathan R. Evans, Evans Engineering (applicant) Mark Sweeney Buick GMC, Inc. 

(owners)   
  LOCATION: Columbia Township: 5286 Ridge Avenue, on the east side of Ridge Avenue, 82 feet 

north of Donald Street (Book 520, Page 271, Parcel 31) 
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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 

 

 
 
 C. CASE:  Green 2016-01; North Bend Road Lawn Care   
  REQUEST: FROM: “C” Single Family Residence and ”O” Office 
   TO:  “EE” Planned Retail     
  PURPOSE: For the purposes of making improvements to existing buildings and constructing two 

new buildings to house a landscape maintenance, direct supply and design services 
company  

 APPLICANT:  Chris Gum, Upscale Lawn Care (applicant)   
  LOCATION: Green Township: on the east side of North Bend Road, north of Westwood Northern 

Boulevard (Book 500, Page 61, Parcels 134, 137, 138 and 356)  
 
10. DATE OF NEXT MEETING: January 21, 2016        
 
10. ADJOURNMENT 
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 STAFF REPORT 

 
FOR CONSIDERATION BY THE RURAL ZONING COMMISSION ON DEC. 17, 2015 
 

MAJOR 
ADJUSTMENT 
CASE: 

 
GREEN 2009-06 

MERCY HOSPITAL OUTLOT
 

 
REQUEST: 

 
Major Adjustment to an existing “OO” Planned Office District 

 
PURPOSE: 

 
To add 52 additional parking spaces primarily along the northern boundary of the 
site and to reduce and refine the size and design of the office building 

 
APPLICANT: 

 
Brett Oberholzer, Champlin Architecture (applicant); Mercy Hospitals West (owner) 

 
LOCATION: 

 
Green Township:  on the northeast corner of the North Bend Road and Mercy 
Health Boulevard intersection (Book 550, Page 74, Parcel 148) 

 
SITE 
DESCRIPTION: 

 
Tract Size: 

 
6.4 acres (Area B) 

Frontage: Approximately 460 feet on North Bend Rd and  
1,180 feet on Mercy Health Boulevard 

Topography: Relatively flat and elevated on the western end of the site 
sloping down towards the eastern end of the site 

Existing Dvlpmt: Vacant land with preliminary grading and stormwater 
detention 

 
SURROUNDING 
CONDITIONS: 

 
 

 
ZONE 

 
LAND USE 

North: “OO” Planned Office Area D of Mercy West and 
St. Ignatius Transition Area E 

South: “OO” Planned Office Vacant land, Public Utility and 
Single-family 

East: “OO” Planned Office Hospital and Interstate 74  
West: “E” Retail, “OO” Planned Office 

and “C” Residence 
Medical Office and Single-
family 

 
ZONING 
JURISDICTION: 

 
 
Hamilton County Commissioners 

 
SUMMARY OF 
RECOMMENDATIONS: 

 
 
APPROVAL with Conditions 
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APPROVED USE: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PROPOSED USE: 

 
On October 15, 2015, the Rural Zoning Commission approved the Zoning 
Compliance Plan for a 48,000 sq. ft., three-story medical office building within Area 
B of the Mercy Health West Hospital development to be constructed with brick 
veneer, glass and metal in a similar style as the main hospital building.  The south 
(main entrance) elevation facing Mercy Health Boulevard and the west elevation 
facing North Bend Road would appear as two-stories of office use.  The north and 
east elevations would be three-stories with the bottom level of the building 
containing parking with vehicle access on the east elevation facing internal to the 
hospital site.  Parking areas would be provided in the front (south) of the main 
building entrance, to the east of the building, and in the lower level garage with a 
total of 244 parking spaces.  The site would have one divided access drive onto 
Mercy Health Boulevard to align with an existing opening in the Boulevard and no 
curb cut was proposed onto North Bend Road.  As part of the construction of the 
entire Mercy Health West campus, preliminary site grading, stormwater detention, 
and a streetscape buffer along Mercy Health Boulevard have already been installed.  
The impervious surface ratio for the approved Zoning Compliance Plan would be 
35%. 
 
Based on general concerns with a lack of parking for the entire Mercy West campus, 
the applicant has proposed an additional 52 parking spaces, primarily along the 
northern boundary of the site, for a total of 296 spaces.  The divided access drive 
from Mercy Health Boulevard has also been shortened as it approaches the building 
to provide more maneuvering area.  Lastly, the net building area has been reduced 
by 1,000 sq. ft. from 48,000 sq. ft. to 47,000 sq. ft. and the architectural materials 
for the facades have been refined.  The impervious surface ratio for the proposed 
plan would be 41%. 

  
  
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 includes a substantial increase in the 
size of the approved parking area, it must be considered a Major Adjustment 
reviewed by the RZC during a public hearing. 

  
  
  

Page 14 of 27



 HCRPC Staff Report 
 December 17, 2015 
 PAGE 3 
 
 
ANALYSIS: 

 
Findings: 

• The BCC Resolution of Approval for case Green 2009-06 includes 40 
conditions and three variances.  Conditions are grouped according to Area 
A containing the hospital building and southern greenspace, Area B between 
North Bend Road and the hospital area, Area C along the north property 
line, and Areas D and E near Boomer Road.  The following findings apply to 
compliance with conditions for Area B as they relate to the proposed 
changes. 

• Condition 3 for Areas A, B & C states: 
That no more than 25% of any office or hospital site, including individual 
phases of development, shall be covered by a building footprint and the 
maximum impervious surface ratio for each site shall be 60% 

• The reduced building impervious area of 26,100 sq. ft. is only 11% of the 
total site area of 278,784 sq. ft. and the proposed increase of the impervious 
surface ratio from 35% to 41% is still less than the maximum of 60%.  
Therefore, there is no compliance issue with this condition as a result of the 
reduced building area and expanded parking area. 

• Condition 6 states: 
That all hillsides created or disturbed in the zone amendment area shall 
include a maximum slope of 3:1 except where vertical slopes or retaining walls 
are used and that such vertical slopes or retaining walls greater than 100 feet 
in length shall include landscaping along the base of the slope or wall and no 
vertical slope or wall facing a public right-of-way or adjacent residential 
property shall be greater than 10 feet in height without a terraced and 
landscape step back to reduce the visual impact of the slope or wall. 

• Additional grading has been proposed on the north side of the building, 
within Area E to the north of the site in question, and to the east of the 
expanded parking area in the area of existing stormwater detention.  The 
grading in this last area east of the parking is the most significant slope and 
the applicant has indicated on the grading plan a maximum slope of 3:1 for 
all three areas in compliance with this condition. 

• Condition 10 states: 
That all parking areas on adjacent development parcels shall be separated by 
a landscaped area that is a minimum of 10 feet in width and includes a 
combination of trees, shrubs, and grasses. 

• The applicant has proposed that the new parking area be expanded to the 
northern boundary of Area B, with a 0-foot setback to adjacent Area E 
immediately north.  However, this 10-foot setback is not required as Area E 
to the north is indicated as “St. Ignatius Transition Area” on the concept 
plan for the zone amendment and is therefore not considered a development 
parcel requiring the setback. 

• Condition 17 states: 
That all freestanding signs in the amendment area shall be ground mounted 
monument style signs located in a landscape area equal to two times the 
square-foot area of the sign. 

• One 6-foot tall, 36-square foot monument-style freestanding sign has been 
proposed west of the main entrance along Mercy Health Boulevard.  A 
minimum 72 sq. ft. landscape area specific to the sign has not been 
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indicated.  Compliance with this condition must be verified prior to approval 
of the final Zoning Compliance Plan. 

• Condition 4 for Areas B & C states: 
 That the number of parking spaces in vehicular use areas shall not exceed 
105% of the minimum number of required parking spaces unless 1.5 times the 
required interior parking lot landscaping is provided. 

• With 296 parking spaces proposed where 236 are required, the project 
exceeds 105% of the minimum number of required spaces and is therefore 
required to provide additional interior parking lot landscaping.  Because the 
site is a corner lot with two streetscape buffers, spaces within 125 feet of a 
streetscape buffer are not required to be counted towards the interior 
parking lot landscaping requirement.  Eliminating spaces within 125 feet of 
the North Bend Road and Mercy Health Boulevards results in only 85 spaces 
required to count towards the landscape requirement.  The applicant has 
proposed interior parking lot landscaping in excess of the required 13 trees 
and 38 shrubs and the condition on additional interior parking lot 
landscaping has been satisfied. 

• Lastly, the Zoning Resolution chapter regarding outdoor lighting states that 
the height of cutoff lights shall be 32 feet with a maximum illumination of 0.5 
footcandles at the property line and shielded so that adjacent lots located in 
residential districts are not directly illuminated. 

• The lighting plan appears to substantially comply with the 0.5 footcandle 
requirement.  However, due to drawing projection issues, illumination levels 
along the North Bend Road and Mercy Health Boulevard rights-of-way are 
illegible.  Staff recommends a lighting plan in compliance with the Zoning 
Resolution be submitted as part of the final Zoning Compliance Plan. 

• As part of the Zoning Compliance Plan approval in October, six conditions 
and one variance were added by the RZC at the recommendation of staff.  
Staff has again included these conditions, 1-6 below, and variance as part of 
this case for administrative purposes. 

  
  
CONCLUSION: Based on the above findings, there is sufficient reason for staff to support the 

requested Major Adjustment.  There are no compliance issues with the reduced 
building area or expanded parking area and the applicant has indicated compliance 
with the conditions of the BCC Resolution of Approval with the exception of a 
freestanding sign landscape area and the Zoning Resolution lighting requirements, 
which staff can verify as part of the final Zoning Compliance Plan to be submitted.  
Therefore, staff finds that the proposed development would be appropriate for the 
site and recommends approval. 
 

  
RECOMMENDED 
MOTION: 
 

To consider approval of case Green 2009-06; Mercy Hospital Outlot, a request for a 
Major Adjustment to an approved Planned Unit Development in an existing “OO” 
Planned Office district with the standard covenants and the following conditions: 
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Conditions: 
1. That all conditions and requirements of the BCC Resolution for case Green 

2009-06 shall remain in effect for the subject site. 
2. That any future retail space shall occupy less than 10% of the net floor area of 

the office building in accordance with the BCC Resolution. 
3. That a building height analysis in compliance with the requirements of the 

Zoning Resolution and the BCC Resolution shall be submitted as part of the 
Zoning Compliance Plan. 

4. That building façade materials in compliance with the requirements of the BCC 
Resolution shall be submitted as part of the Zoning Compliance Plan. 

5. That any dumpsters shall be screened on a minimum of three sides by a fence or 
wall from the view from public streets and any abutting property as required by 
the Zoning Resolution. 

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

7. That a lighting plan in compliance with the requirements of Section 12-7 of the 
Zoning Resolution shall be submitted as part of the Zoning Compliance Plan.  

 
Variance: 
1. Section 13-11.3 – That maximum 100 sq. ft. building signs shall be permitted on 

the façades facing both North Bend Road and Mercy Health Boulevard where a 
building sign is permitted on only one façade. 
 

  
AGENCY REPORTS: Dept. Public Works (DPW): 

Metro. Sewer District (MSD): 
Fire Prevention Off. (FPO): 
Cincinnati Water Works (CWW): 
H. C. Soil & Water (HCSW): 
Hamilton County Engineer (HCE): 
Twp. Trustees (TT): 

Report not yet received 
Report not yet received  
Report not yet received 
Report not yet received 
Report not yet received  
Report not yet received  
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 

 
Looking northwest at the site’s Mercy Health Boulevard frontage 

 

 
Looking northwest at the site 

 

 
Looking southeast from the area of the proposed entrance 

 

 
Looking west along Mercy Health Boulevard at the eastern end of the site 

 

 
Looking south down North Bend Road at the northern end of the site 
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APPROVED SITE PLAN 
 

 
 

Page 21 of 27



 HCRPC Staff Report 
 December 17, 2015 
 PAGE 10 
 

PROPOSED SITE PLAN 
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GRADING PLAN 
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LANDSCAPE PLAN 
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NORTH (TOP) AND SOUTH (BOTTOM) ELEVATIONS 
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WEST (TOP) AND EAST (BOTTOM) ELEVATIONS 
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APPLICANT LETTER 
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