AGENDA

THE HAMILTON COUNTY RURAL ZONING COMMISSION
REGULAR MEETING

Room 805-B, Administration Building

December 15, 2016
1:00 P.M.

Christian James, Chairman/Presiding Officer

MEETING CALLED TO ORDER

ROLL CALL OF COMMISSIONERS

PLEDGE OF ALLEGIANCE

APPROVAL OF MINUTES OF REGULAR MEETING: November 17, 2016
ADMINISTRATIVE ITEMS

PUBLIC HEARINGS
MAJOR ADJUSTMENTS

A. CASE: Green 2009-06; Mercy MOB Signs
REQUEST: Approval of a Major Adjustment to an existing “O0O” Planned Office District
PURPOSE: To add building wall signs on two elevations of the medical office building under
construction on the site
APPLICANT: Brett Oberholzer, Champlin Architecture (applicant); Mercy Hospitals West (owner)
LOCATION: Green Township: on the northeast corner of the North Bend and Mercy Health
Boulevard intersection (Book 550, Page 74, Parcel148)
B. CASE: Miami 2002-03; Legendary Ridge Monuments
REQUEST: Approval of a Major Adjustment to an approved Planned Unit Development in an
existing “A PUD” Planned Unit Development District
PURPOSE: To request a modification to the approved Zoning Compliance Plan for the addition
of two entrance wall sighs and one decorative street sign column
APPLICANT: Keith Niehaus, Niehaus Builders (applicant); Inverness Group Inc. and Legendary
Ridge (owner)
LOCATION: Miami Township: On the northern side of Bridgetown Road, east of Legendary Ridge
Lane and west of St. Cloud Way (Book 570, Page 101 AND Page 110, Parcels 190
& 220)
C. CASE: Miami 2006-01; Vista View PUD
REQUEST: Approval of a Major Adjustment to an existing “A & A-2 PUD” Residence Planned
Unit Development District
PURPOSE: To modify the lot layout of the subdivision to reduce the number of lots,
increase the open space area and modify the open space ownership requirement
APPLICANT: Robert G. Rothert, Abercrombie & Associates, Inc. (applicant); RBDB Investments
LLC (owner)
LOCATION: Miami Township: Located approximately 2,150 ft. west of US 50 at the intersection of

Brunsman Way and Mt. Nebo Road in the Vista View Subdivision (Book 570, Page
170, Parcels 95, 136, 141-169, 171)
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8.

9.

PLANNED UNIT DEVELOPMENT

A. CASE:
REQUEST:
PURPOSE:

APPLICANT:
LOCATION:

ZONE MAP AMENDMENTS
A. CASE:
REQUEST:

PURPOSE:

APPLICANT:

LOCATION:

OLD BUSINESS

NEW BUSINESS

Harrison 2016-02; Harrison Avenue Bicycle Shop

Approval of a Planned Unit Development in an existing “E SPI-SC” Retail District

To allow the conversion of an existing single-family home into a bicycle repair
and sales shop with an 5-space associated parking lot and to allow the
continued simultaneous use of the structure as a single-family home

Lowell E Schwing, (applicant & owner); Scott Webb (Architect)

Harrison Township: 10421 Harrison Avenue, approximately 300 feet northwest of the
intersection of Harrison Avenue and West Road (Book 560, Page 90, Parcel 107)

Harrison 2016-01; Unilock Industrial

From: “F PUD SPI-SC” Planned Light Industrial, “F SPI-SC” Light Industrial,
and “A SPI-SC” Single-Family Residence

To: “GG SPI-SC” Planned Heavy Industrial

To construct a concrete paver and retaining wall manufacturing facility including two

manufacturing plant buildings, two accessory buildings, outdoor storage areas and

access drives from Southwest Parkway and Dry Fork Road

Glenn Wiley, General Manager, Unilock Ohio Inc. (applicant); Dry Fork Farms LLC

and Candlelight Park Ltd (owners)

Harrison Township: southeast of the end of Southwest Parkway extending east to

Dry Fork Road (Book 560, Page 50, Parcel 203 AND Page 60, Parcels 19 and 51)

SCHEDULED PUBLIC HEARINGS

10. DATE OF NEXT MEETING:

10. ADJOURNMENT

January 19, 2017

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
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ADMINISTRATIVE ITEMS
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HAMILTON COUNTY
RURAL ZONING COMMISSION

RECORD OF PROCEEDINGS -~ NOVEMBER 17, 2016 REGULAR MEETING PAGE 1
SUMMARY OF ACTIONS

PRESIDING OFFICER:  James

MEMBERS PRESENT:  Cornelius, James, Luken, Polewski, Steinriede

ABSENT:

STAFF PRESENT: B. Snyder , E. Fazzini, B. Stratton

LOCATION: Room 805, County Administration Bldg.

TIME: 1:00 PM - 1:42 PM

AGENDA RzZC Conditions &
ITEM LSRR Action | Vote |  Codes

DISPOSITION OF Disposition of the minutes of the September 15, 2016, Approval | 3-0-2

MINUTES: Rural Zoning Commission meeting
Disposition of the minutes of the October 20, 2016, Approval | 4-0-1
Rural Zoning Commission meeting

MAJOR Green 6-87; Kroger Fuel Major Adjustment to an Approval | 5-0-0 1,2,5

ADJUSTMENTS: Center existing “EE” Planned

Retail District
Green 2016-01; North Bend Major Adjustment to an Approval 5-0-0 1,2
Road Lawn Care existing “EE” Planned
Retail District
NEW BUSINESS Scheduled Public Hearings
ITEMS:
=/
ATTEST: Chairman: Secretary: v/
/////

CONDITIONS 1. Approval subject to standard covenants. /

AND CODES: 2. Approval subject to conditions recommended in the staff report.
3. Approval subject to conditions recommended by the RPC.
4. Approval pending receipt of favorable reports or required revisions.
5. Approval subject to conditions recommended by RZC.

ABBREVIATIONS MSD - Metropolitan Sewer District

IN MINUTES: ODOT- Ohio Department of Transportation

SCS - U.S. Soil Conservation Service, Hamilton County Soil and Water Conservation District
DPW - Hamilton County Department of Public Works

ENG - Hamilton County Engineer

ZNG - Hamilton County Zoning Administrator

FPO - Township Fire Prevention Officer

TPZ - Township Planning/Zoning Committee

TT - Township Trustees
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HAMILTON COUNTY
RURAL ZONING COMMISSION

RECORD OF PROCEEDINGS - NOVEMBER 17, 2016 PAGE 2

ADMINISTRATIVE ITEMS

DISPOSITION OF MINUTES

MOTION: To approve of the minutes from the Regular Meeting of the Rural Zoning Commission on
September 15, 2016.
Moved: Luken Second: Cornelius
VOTE: AYE: 3 Cornelius, James Luken
NAY: 0
ABSTAIN: 2 Polewski, Steinriede
ACTION: APPROVED
MOTION: To approve of the minutes from the Regular Meeting of the Rural Zoning Commission on
October 20, 2016.
Moved: Steinriede Second: Polewski
VOTE: AYE: 4 James Luken, Polewski, Steinriede
NAY: 0
ABSTAIN: 1 Cornelius
ACTION: APPROVED
SCHEDULED PUBLIC HEARINGS
CASE: Harrison 2016-01; Unilock Industrial
REQUEST: FROM: “F PUD SPI-SC” Planned Light Industrial, “F SPI-SC” Light
Industrial, and “A SPI-SC” Single-Family Residence
TO: “GG” Planned Heavy Industrial
PURPOSE: To construct a concrete paver and retaining wall manufacturing facility that would be
constructed in two phases
APPLICANT: Glenn Wiley, General Manager, Unilock Ohio Inc. (applicant); Dry Fork Farms LLC and
Candlelight Park Ltd (owners)
LOCATION: Harrison Township: southeast of the current end of Southwest Parkway extending east to
Dry Fork Road (Book 560, Page 50, Parcel 203 AND Page 60, Parcels 19 and 51)
ADJOURNMENT: Meeting was adjourned at 1:42 PM Q
ATTEST: Chairman: Secretary: Cf////)\ N
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HAMILTON COUNTY
RURAL ZONING COMMISSION

RECORD OF PROCEEDINGS - NOVEMBER 17, 2016 PAGE 3
MAJOR ADJUSTMENT: GREEN 6-87; KROGER FUEL CENTER
REQUEST: Major Adjustment to an existing “EE” Planned Retail District
PURPOSE: To permit the construction of a new Kroger Fuel Center with a total of five

pump islands with 10 fueling stations sheltered by a canopy with additional
landscape and signage modifications

APPLICANT: Anne McBride, McBride Dale Clarion (applicant), Monfort Heights Station LTD (owner)

LOCATION: Green Township: 3491 North Bend Road, on the south side of North Bend Road,
east of Cheviot Road (Book 550, Page 70, Parcel 19 AND Page 71 Parcels 109 &
515)

TRACT SIZE: 5.22 net acres

REPORTS: RECEIVED: DPW, MSD, HCSW, TT

PENDING: FPO, CWW, HCE

SPEAKERS: E. Fazzini, A. McBride
DISCUSSION: (Summary of Topics)
Staff Comments:

1. E. Fazzini — Review of Staff Report
2. There would be 15 square feet of sign area on the canopy per side that fronts the
street.

Applicant Comments:

1. A. McBride — McBride Dale Clarion. We did meet with Green Township on
November 14™ and they were pretty excited about having the gas at the store. The
only point we had discussed was the canopy sign. What Kroger would like to do is
include the fuel price only on the west elevation. [f you shop at Kroger, the very last
thing they say when they hand you the receipt is that you have X-number of fuel
points. There is a huge cross usage between getting the fuel and the store, so it's
really important for Kroger to have the fuel prices on that side of the canopy. They
would not have it on any other side, just the west side. On the east side of the canopy
they would like to do the small logo with the word Kroger. It would be 45 square feet
on the west side and 13.6 square feet on the east side.

2. The Green Township Trustees letter is consistent with your staff’s recommendation
with the exception of item #4. They recommend 60 square feet on the canopy.

3. We do not have any other issues concerning the staff's recommendations. We will
work with staff to provide the additional information that was not shown on the plans.

4. We will be adding additional square footage to the existing freestanding sign on North
Bend Road, but it will still be less than 100 square feet.

Commissioner Comments:
1. Commissioner James — Correspondence from Green Township was received in
support of the project.

2. Does the applicant have any other issues with the staff's recommendations?

3. Commissioner Polewski — For clarification there will be a total of 15 square feet on
all four sides or 15 square feet per side?

4. Do not have a problem with the sign as proposed.

5. Commissioner Steinriede — In favor of Green Township’s condition #4. Because of

where it is located | don't think it will pose a problem.
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Hamilton County Rural Zoning Commission Record of Proceedings
Green 6-87; Kroger Fuel Center

November 17, 2016

Page 3.1

MOTION: To consider approval of case Green 6-87; Kroger Fuel Center, a request for a Major
Adjustment to an existing “EE” Planned Retail District with the standard covenants for
planned districts and conditions per Attachment A.

VOTE: Moved: Cornelius Second: Luken
AYE: 5 Cornelius, James, Luken, Polewski, Steinriede
NAY: 0
ABSTAIN: 0O
RZC ACTION: APPROVAL with Conditions
)

ATTEST: Chairman: Secretary: (%/\,

y(//

Note: This Record of Proceedings is not an exact transcription, but a condensed version representing the ideas
expressed at the Rural Zoning Commission meeting.
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Hamilton County Rural Zoning Commission Record of Proceedings
Green 6-87; Kroger Fuel Center

November 17, 2016

Page 3.2

Attachment A

The Rural Zoning Commission approves Case Green 6-87; Kroger Fuel Center, a request for a Major Adjustment to an
existing “EE” Planned Retail District with the standard covenants for planned districts and the following conditions,
variances, and modification:

Conditions:

1. That all conditions for Zone Amendment case Green 6-87 shall remain in effect.

2. That a landscape plan in compliance streetscape buffer requirements of the Zoning Resolution, and Modification #1
below shall be submitted as part of the Zoning Compliance Plan for the area of construction of the fuel center.

3. That a lighting plan in compliance with the requirements of the Zoning Resolution shall be submitted as part of the
Zonmg Compllance Plan for the area of constructlon of the fuel center

5. That no outdoor sales dlsplay, storage or vendlng shaII occur outS|de of the footprlnt of the fuel canopy and that any
vending shall be located in accordance with Section 10-18 of the Zoning Resolution.
6. That all parcels be consolidated prior to issuance of a Final Zoning Certificate.

Variances:

1. Table 12-9 — That the existing Kroger grocery store shall be required to provide parking in accordance with the 1 space
per 200 sq. ft. of retail requirement as parking has historically been required for the site where grocery stores are
required to provide 1 space per 167 sq. ft. of area.

2. Section 13-12.3(f) — That the site shall be permitted a second freestanding sign where one freestanding sign is
permitted subject to a total freestanding sign area for the entire site within the Zone Amendment area not to exceed
150 sq. ft.

3. SECTION 13-12.4(d) — THAT THE FUEL CANOPY SIGNS SHALL BE LIMITED TO A TOTAL OF 60
SQUARE FEET ON THE EAST AND WEST FACADES, WHERE SIGNAGE IS ONLY PERMITTED AT 15
SQUARE FEET ON FACADES FACING A PUBLIC STREET OR A PRIVATE DRIVE.

Modification:

1. Section 14-5 — That the existing streetscape buffer with a minimum width of 6 feet along Lee's Crossing Drive and 9
feet along North Bend Road shall be permitted, provided that all required landscaping is installed, where a 10-foot
streetscape buffer is required.

Note: Revisions of the Staff recommendations as approved by the Rural Zoning Commission are crossed out if deleted
(i.e. deleted-by-BZC) and capitalized and underlined if added (i.e. ADDED BY RZC).
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HAMILTON COUNTY
RURAL ZONING COMMISSION

RECORD OF PROCEEDINGS — NOVEMBER 17, 2016 PAGE 4

MAJOR ADJUSTMENT: GREEN 2016-01; NORTH BEND ROAD LAWN CARE

REQUEST: Major Adjustment to an existing “EE"” Planned Retail District

PURPOSE: To modify the approved plan to remove a proposed building and replace it with bulk
material storage bins along the south property line

APPLICANT: Craig Abercrombie, Abercrombie & Associates, Inc. (applicant), Upscale Properties,
LLC (owner)

LOCATION: Green Township: 4200 North Bend Road, on the east side of North Bend Road, north of
Westwood Northern Boulevard (Book 550, Page 61, Parcels 134, 137, 138 and 356)

TRACT SIZE: 4.16 acres (gross); 3.65 acres (net)

REPORTS: RECEIVED: DPW, MSD, HCSW
PENDING: FPO, CWW, HCE, TT

SPEAKERS: E. Fazzini, C. Abercrombie

DISCUSSION: (Summary of Topics)
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Staff Comments:

1.

E. Fazzini — Review of Staff Report.

2. B. Snyder — This case was a zone change not a PUD so it went to the County

Commissioners who ultimately approved this. There is a County Commissioner
Resolution for this case with a condition about the gravel area. The gravel area was a
condition recommended by the Zoning Commission but was ultimately approved by
the County Commissioners and they are the only ones that can change it. To expand
the area is an increase in the intensity of use of the outdoor storage area and requires
the applicant to go back through the entire zone change process to change the
condition. The condition was not specific to the exact area and it does say
approximately and it doesn't say where the gravel has to be just that it's limited to a
14,000 square foot area. The applicant has the ability to show it on the plans where
they see fit, but cannot expand it.

To be honest the enforcement on this property will probably be ongoing based on the
way it looks currently. There is a cherry picker parked in one bin and it's not
permitted to be parked outside of the building footprint and it has to be parked indoors
or under the lean-to that they were supposed to build. They have also refaced the
sign that was supposed to been removed and have not closed the driveways. Our
zoning inspector has sent the owner multiple notices and we are at the point where
we can write them citations. Getting this modification approved as we reviewed it
having issues with the bins versus the storage building based on the amount of
buffering and landscaping they are proposing, but going forward if this were approved
they have not gotten any permits for anything they have done on site except the new
tenant certificate back when it was a non-conforming use. There are several steps
the owner needs to go through, this being one that will push him to get the final plan
approved so he can obtain the permits needed to avoid citations.

What we have been telling Mr. Gum is that he needs to get permits for the things that
are out there that are not shown on the approved plan. Getting this plan approved
and then having a Zoning Compliance Plan will then allow him to obtain certificates.
Right now he is still operating under as a non-conforming use. We have been trying to
work with him up until this point so we do not have to end up going to court.



Hamilton County Rural Zoning Commission Record of Proceedings
Green 2016-01; North Bend Road Lawn Care

November 17, 2016

Page 3.1

5. Mr. Abercrombie needs to express to Mr. Gum that he has about a week after this
hearing to submit a Zoning Compliance Plan.

6. We can write Mr. Gum a citation right now for some of the things he is noncompliant
with on the property. One of the big points of contention with that is that he needs to
get a zoning certificate for the bins, but his plan did not show bins, so we cannot issue
a zoning certificate for the bins until we see his plans. We have been waiting for this
hearing to see if it will be approved or not. If it is approved today, the Zoning
Compliance Plan will be submitted and approved. The bins will be shown on there
and then he can apply for his permits. On the plan he will need to show everything
else that he was required to do as part of the original zone change. If it were denied
today we would just issue Mr. Gum citations based on anything that he has done on
the property without the proper permits.

7. Yes, staff is confident we can fix the outstanding problems, if the board approves the
proposal today.

8. One last thing that | would like to point out is if the salt storage building moves closer
to the northern property line another Major Adjustment will be triggered. If there is
any leeway that the Commission would like to give the applicant, it would have to be
part of this motion today. The applicant can move it to the east but not any further to
the property line.

Applicant Comments:

1. C. Abercrombie — Abercrombie & Associates. The applicant Chris Gum was
supposed to be here with me and could have answered some of your questions about
when he intends to do some of these improvements, but | am not sure why he is not
here. | apologize.

2. We are in agreement with all of the staff's comments.

3. We did go out and survey the 9 bins to make sure we provided you with accurate
locations of them.

4. Mr. Gum purchased the bins that he found for sale and decided he would not use the
storage barn as he gets his operation going, which he should have gotten a permit
for.

5. There is concrete under the bins ad we will just have to adjust the Zoning Compliance
Plan.

6. We may end up moving the salt storage building on the east side of the property to
cut some of the area down. To get to the 14,000 square feet we may need to cut
some pavement down which may necessitate moving the salt storage building toward
the west, towards North Bend Road just a little bit. The building has not been built
yet.

7. I've done my best to communicate to Mr. Gum what needs to happen and | have not
been very successful.

Commissioner Comments:

1. Cornelius Polewski — Why can we not alter the condition about the gravel area,
since we are the ones that established it?

2. If we approve this and Mr. Gum does not correct the existing issues, he will be
subject to a fine?

3. Is staff confident that if we approve this plan, we can have the other issues corrected?

4. Commissioner Cornelius — Will the bins be as visible as the storage building to the
adjoining residents? The building was going to be 20 feet tall. Because of the
elevation, | think the bins will be less visible than the building would have been.

5. Agree with the staff report.

6. Commissioner James — Not sure what the proper way to proceed because of Mr.
Gum’s non-compliance.

7. Correspondence from Green Township was received in support of the project.
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Hamilton County Rural Zoning Commission Record of Proceedings
Green 2016-01; North Bend Road Lawn Care

November 17, 2016

Page 3.2

MOTION: To consider approval of case Green 2016-01; North Bend Road Lawn Care , a request for
a Major Adjustment to an existing “EE” Planned Retail District with the standard
covenants for planned districts and conditions per Attachment A.

VOTE: Moved: Polewski Second: Steinriede
AYE: 5 Cornelius, James, Luken, Polewski, Steinriede
NAY: 0
ABSTAIN: 0

RZC ACTION: APPROVAL with Conditions

27

ATTEST: Chairman: Secretary:

7Y

Note: This Record of Proceedings is not an exact transcription, but a condensed version representing the ideas
expressed at the Rural Zoning Commission meeting.
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Hamilton County Rural Zoning Commission Record of Proceedings
Green 2016-01; North Bend Road Lawn Care

November 17, 2016

Page 3.3

Attachment A

The Rural Zoning Commission approves Case Green 2016-01; North Bend Road Lawn Care, a request for a Major
Adjustment to an existing “EE” Planned Retail District with the standard covenants for planned districts and the following
conditions and modification:

Conditions:

1. That all conditions for Zone Amendment case Green 2016-01 shall remain in effect.

2. That the gravel and outdoor storage and display area shall be indicated on the Zoning Compliance Plan and shall be
reduced as necessary to comply with the approximately 14,000 sq. ft. maximum permitted area in the Zone
Amendment Resolution of Approval.

Modification:

1. Section 14-5 — That 51 shrub plantings shall be permitted within the portion of the southern boundary buffer not
adjacent to the southern wall of the storage bins where 68 shrubs are required as the additional shrubs would serve no
meaningful purpose.

Note: Revisions of the Staff recommendations as approved by the Rural Zoning Commission are crossed out if deleted

(i.e. deleted-by RZC) and capitalized and underlined if added (i.e. ABDDED BY RZC).
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MAJOR ADJUSTMENT
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HAMILTON COUNTY
Regional Planning Commission

M

STAFF REPORT

FOR CONSIDERATION BY THE RURAL ZONING COMMISSION ON DECEMBER 15, 2016

MAJOR GREEN 2009-06

case: MERCY HOSPITAL MOB SIGNS

REQUEST: Approval of a Major Adjustment to an existing “O0” Planned Office District
PURPOSE: To add building wall signs on two elevations of the medical office building under
construction on the site
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 Tract Size: 42.43 acres
DESCRIPTION: Frontage: Approximately 460 feet on North Bend Rd and 983 feet on
Boomer Road
Topography: Relatively flat and elevated on the western end of the site
sloping down towards the eastern end of the site
Existing Dvlpmt: Mercy West hospital campus
SURROUNDING ZONE LAND USE
CONDITIONS: North: “E” Retail Monfort Heights Animal Clinic
South: “O0” Planned Office Undeveloped Hospital Property
East: “O0” Planned Office Mercy Hospital Campus
West: “C” Residence, “O0” Planned Single-family homes and
Office & “E” Retail Commercial
ZONING
JURISDICTION: Hamilton County Commissioners
SUMMARY OF

RECOMMENDATIONS: APPROVAL with Conditions
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APPROVED USE:
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HCRPC Staff Report
December 15, 2016
PAGE 2

Case Green 2009-06; Mercy Hospital included the approval of a concept plan for a
Zone Amendment from “B” & “C” Residence to “O0O” Planned Office. The entire
Mercy Hospital Campus approval included 71.3 acres southeast of the Boomer Road
and North Bend Road intersection and southwest of 1-74. The original development
plan identified the location for the hospital building shown in a general “bubble”
concept plan along with other general areas for parking and future medical office
development. The Board of County Commissioners Resolution of Approval
governing the entire hospital campus contains 40 conditions and 3 variances.

In August 2010, a Major Adjustment was approved to determine the boundaries of
the greenbelt areas and to provide for the building locations, public street alignment,
parking lot locations and grading. The applicant submitted the Major Adjustment at
that time in order to replace the previously approved Concept Plan with a more
detailed Preliminary Development Plan to allow for grading of the site. One of the
BCC Conditions requires Zoning Compliance Plans for each phase of the
development be reviewed and approved by the Rural Zoning Commission. In
October 2010, a Zoning Compliance Plan was approved for Phase 1 of the hospital
development including the construction of the main 703,992 square-foot hospital
building and associated parking areas totaling 1,059 parking spaces, access drives
and helipad. The approved impervious surface ratio for the hospital site was 51%.

In September 2011, a Reconsideration of BCC Resolution Green 2009-06 was
approved to modify a condition to allow the construction of a retaining wall that
exceeded the 10 foot maximum height without a terraced and landscaped step back.
The approved request also permitted a larger and relocated ambulatory building, and
a one-story parking garage. In June 2013, a Zoning Compliance Plan for
freestanding, building, directional and other incidental signage was approved for the
hospital. In April 2014, a Major Adjustment and Zoning Compliance plan was
approved to construct a 104-space parking lot on the north side of Mercy Health
Boulevard west of the hospital building and roundabout, and to expand the upper
level of the existing parking deck to include 48 new parking spaces. The 104-space
parking lot has since been constructed.

In October 2015, the Rural Zoning Commission approved a Zoning Compliance
Plan for a 48,000 sq. ft., three-story medical office building within Area B northeast
of the intersection of Mercy Health Boulevard and North Bend Road with a total of
244 parking spaces and an impervious surface ratio of 35%. In December 2015, the
Rural Zoning Commission approved a Major Adjustment to add 52 additional
parking spaces primarily along the northern boundary of the medical office site and
to also reduce and refine the size and design of the office building. In March 2016,
the Rural Zoning Commission approved a Zoning Compliance Plan for a 219-space
parking lot along Boomer Road to include a 25-foot boundary buffer along Boomer
Road and no driveway onto Boomer Road in compliance with the BCC Resolution.
This approval did not include the proposed 25-space parking area located off the
southern access drive and Condition #2 of this approval states that “there shall be no
parking along the perimeter access drive”.



HCRPC Staff Report
December 15, 2016
PAGE 3

In June 2016, the Rural Zoning Commission approved a Zoning Compliance Plan to
add a net total of 125 parking spaces in two additional surface parking lot additions
in the southeast corner of the site with a new driveway onto the perimeter hospital
access road to the west end of the smaller parking area. The office building (MOB)
site on the east side of North Bend Road and north of Mercy Health Boulevard was
also approved to add a horizontally-oriented oxygen farm to the north of the main
entrance onto Mercy Health Boulevard within a 27-foot by 20-foot enclosure. As
part of the improvements in this area, the applicant also indicated that the 219-space
parking lot approved along Boomer Road in March 2016 would not be constructed.

PROPOSED USE: The applicant is proposing a maximum 100 sq. ft. Mercy Health sign with logo on
the top of the west elevation along North Bend Road and a second maximum 100 sq.
ft. Mercy Health sign with logo on the south elevation along Mercy Health
Boulevard. The three address signs shown on the elevations are exempt from
zoning. The signage would be in addition to the six-foot tall by six-foot wide
monument sign at the Mercy Health Boulevard driveway previously approved for
the MOB site.

AUTHORITY AND Authority to Make Adjustments to PUD Plans

CRITERIA: . . . . . .
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 second wall sign not
permitted by the Zoning Resolution, it must be considered a Major Adjustment
reviewed by the RZC during a public hearing.

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

e 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 at the east end of Boomer Road, and Areas D and E near the
intersection of Boomer Road and North Bend Road.

e The BCC Resolution of Approval contains no conditions restricting
permitted building wall signs for any area of the hospital campus.
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HCRPC Staff Report
December 15, 2016
PAGE 4

e Section 13-11.3 of the Zoning Resolution governing building signs in the
office district permits one square foot of building sign surface area for each
foot of building frontage on the principal dedicated street or facade that
contains the main entrance of the building. This section does not explicitly
permit building signs for a secondary building frontage on corner lots.

e The facade containing the main entrance along Mercy Health Boulevard is
200 feet long and therefore a 200 sq. ft. building wall sign is permitted on
this facade.

e As the Zoning Resolution does not permit an additional wall sign for
secondary building frontages on corner lots, a variance to this section is
needed to permit the additional wall sign proposed along North Bend Road.

o Staff supports approval of a variance to permit the proposed wall signs as
the total wall sign area proposed of 200 sg. ft. over two facades would match
the maximum wall sign area permitted on the facade along Mercy Health
Boulevard. Additionally, the second wall sign would not have a negative
impact on surrounding property owners along North Bend Road, several of
which are zoned “E” Retail, and as an additional wall sign is permitted for
corner lots in retail districts.

CONCLUSION:

Based on the above findings, there is sufficient reason for staff to support the
proposed improvements. The total wall sign area proposed would match the
maximum permitted wall sign area, the second wall sign would not have a negative
impact on surrounding property owners, and additional wall signs are permitted for
corner lots in retail districts. With a maximum permitted building wall sign area of
200 sq. ft., staff finds that the request is appropriate in this location.

RECOMMENDED
MOTION:

To consider approval of case Green 2009-06; Mercy Hospital MOB Signs, a request
for a Major Adjustment to an approved Planned Unit Development in an existing
“O0” Planned Office district with the standard covenants for planned districts and
the following conditions and variance:

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 the MOB site shall be limited to a maximum building wall sign area of 200
sg. ft. excluding permitted address signs.

Variance:

1. Section 13-11.3 — That the MOB building shall be permitted building signs on
two facades where building signs are permitted only on the facade that fronts the
principal dedicated street or contains the main entrance to the building.

AGENCY REPORTS:

Twp. Trustees (TT): Report not yet received
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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
recomniendation 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.

Prepared By: W Senior Planner

Eric Fazzii{, CNU-A

Reviewed By: /g\/ Development Services Administrator

B . Snyder, AlCP

Approved By: /,é/ : - Pianning & Development Director
Todd M. Kinskey, AlCP
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SITE PHOTOS

e T — e
Looking northeast from North Bend Rd-Mercy Health Blvd intersection at south elevation
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SIGN PLAN
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SITE PLAN
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APPLICANT LETTER

= CHAMPLIN

.HFICH T E C U R E

720 E. Pete Rose Way

Cincinnati, OH 45202 RECEIVED

MNovember 14, 2016

Hamilton County Planning and Development NOV 142016

138 E. Court Street, Room 801

Cincinnat, OH 45202 HAMILTON COUNTY
PLANNING & DEVELOPMENT

Re: Adjustment for signage on 3310 Mercy Health Blvd.

To whom it may concern:

This letter serves as request to be added to the agenda for the Rural Zoning Commission
regular meeting on December 15", The proposed project, owned by Mercy Health, is a 50,000
GSF medical office building being added to the western edge of the Mercy West campus at
North Bend Road. The adjustment seeks to add building-mounted signage on two elevations of
the building in order provide building identifiers to both directions of traffic.

Thank you,

Brett Oberholzer
Principal, Champlin Architecture
513.241.4474 x120

THINK CREATE REALIZE
I'513.241.4474 TF 800.525.4424 720 Eas! Pele Rose Way, Cincinnati, OH 45202

4 RBStbierry Houotl W es! MO 7 43-0 Dusint C¥ APPRIVAL FTOMKI e M M e Paga oY
g A TN iagesds iy =
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HAMILTON COUNTY
Regional Planning Commission

STAFF REPORT

FOR CONSIDERATION BY THE RURAL ZONING COMM. ON DECEMBER 15, 2016

MAJOR MIAMI 2002-03

ADJUSTMENT

CASE: LEGENDARY RIDGE MONUMENTS

REQUEST: Approval of a Major Adjustment to an existing “A PUD” Residence Planned
Unit Development District

PURPOSE: To request a modification to the approved Zoning Compliance Plan for the
addition of two entrance wall signs and one decorative street sign column

APPLICANT: Keith Niehaus, Niehaus Builders (applicant); Inverness Group Inc. and
Legendary Ridge

LOCATION: Miami Township: On the northern side of Bridgetown Road, east of Legendary

SITE DESCRIPTION:

SURROUNDING
CONDITIONS:

SUMMARY OF
RECOMMENDATIONS:

Ridge Lane and west of St. Cloud Way (Book 570, Page 101 Parcels 190 & 220
AND Page 110, Parcel 555)

Tract Size: 56 acres

Frontage: Approximately 101 feet on Bridgetown Road and
approximately 62 feet on St. Cloud Way

Topography: Steeply sloping down between Legendary Ridge Lane and

Charlie’s Way, north of Bridgetown Road
Existing Dvlpmt.: Single-family development

ZONE
North: “A CUP” Residence
East. “A CUP” Residence
South: “A CUP”, “A” Residence &
“AA” Residence
“A PUD” Residence

LAND USE

Single-family homes
Single-family homes
Single-family homes

West: Single-family homes

APPROVAL with Conditions
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HISTORY: On December 19, 2002, the Rural Zoning Commission approved a Planned
Unit Development for the subject site. The PUD approval was contingent
upon the subsequent approval of a zone amendment from “AA” Residence to
“A” Residence, which was ultimately approved by the Board of County
Commissioners on January 29, 2003. The approved PUD plan included 207
lots clustered on the site with a density of 1.72 units per acre. In addition, the
development plan included 41 acres of dedicated open space to conserve the
steep hillsides and wooded areas of the site. The approved plan also included a
small walking trail and picnic area to be owned and maintained by a
Homeowner’s Association. A 20-foot greenbelt easement along the
northeastern property line was included to buffer existing homes in the
adjacent development to the north known as Bridgestone Sanctuary. The
approved plan included a street design that connected Legendary Ridge Lane to
St. Cloud Way (formerly Jeanette Drive). Phase | of the development was
approved for construction and completed in compliance with the approval plan.

A Major Adjustment to the approved plan for Phases Il & 1l was approved by
the Rural Zoning Commission in May 2010. This adjustment included a
number of revisions to the street layout and lot sizes of the remaining
unrecorded lots in the development. As part of this approval, the condition
requiring construction of the left turn lane on Bridgetown Road was modified
to allow construction of the turn lane to be postponed until the beginning of
Phase Il home construction. However, this approval was appealed to the Board
of County Commissioners and the approval of the Major Adjustment was
overturned on August 25, 2010.

Several Major Adjustments have occurred within the last six years. In June of
2010, a Major Adjustment was approved by the Rural Zoning Commission to
allow for a modification of the required rear yard 35-foot setback in order to
construct a 25’x16” deck on the back of 8348 Rudisell Court. In December of
2010, a Major Adjustment was approved by the Rural Zoning Commission to
postpone the construction of the required left turn lane onto Bridgetown Road
until Phase Il of the development. This allowed for the construction of homes
within the Phase | development to continue. In August of 2013, a Major
Adjustment was approved by the Rural Zoning Commission at 3885 Legendary
Ridge to modify the required setback to allow for construction of a retaining
wall in the rear yard.

Most recently, a Major Adjustment was approved by the Rural Zoning
Commission in May of 2014 to allow for fewer lots on the remaining
undeveloped 56 acres of the subdivision, as well as adjustments to the
approved setbacks and adjustments to the approved street pattern including
removal of a street connection between Phase Il and Phase Ill. To date, 163 of
the 207 approved lots have been recorded within the Legendary Ridge
Subdivision. Several homes are under construction in both Phase 2, Chloe’s
Place, and Phase 3, Annie’s Place, of the subdivision. There is still a large
portion of unrecorded lot area in Phase 2 of the development.
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PROPOSED USE: The applicant has begun construction of an entry monument sign and decorative
street sign column within the Legendary Ridge subdivision without permits.
One being an entry wall with signage on the west side of Abbey Lane, off
Legendary Ridge Lane in what is known as Phase II or Chloe’s Place. The wall
would be constructed of stone with an engraved sign reading “Chloe’s Place”.
The wall would be 12 ft. long and 7 ft. 4 in. tall. The sign area on this wall
would total 15 sq. ft. The column which is currently under construction is
located on the northern corner of Haley Lane and Abbey Lane. The proposed
column would be 4 ft. long and 7 ft. tall. The column would match the brick
from the proposed wall entrance sign, with a limestone cap, and would have
“Abbey Lane” and “Haley Lane” decorative street signs engraved on two sides.
The construction of the entry wall and column was halted upon issuance of field
orders by the building inspector.

The applicant has also constructed an entrance sign on the corner of St. Cloud
Way and Charlie’s Way at the entrance to Phase Il of the development. The
sign is 12 ft. 6 in. long and 10 ft. 6 in. tall and constructed of similar material to
the proposed entrance wall on Abbey Lane, including stone with an engraved
sign reading “Annie’s Place”. The size of the sign on this wall is approximately
10 sq. ft. The construction of this entrance sign was also completed without the
issuance of zoning or building permits.

AUTHORITY AND Authority to Make Adjustments to PUD Plans

CRITERIA:
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 conditions of approval contained in a BCC 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.

The proposed changes involve the construction of entrance signs that would
exceed the maximum permitted height within a residence district and the
maximum number of signs permitted within the subdivision, both of which
would require variances to the Zoning Resolution. Therefore, the request must
be considered a Major Adjustment.
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ANALYSIS: Staff has considered the request and has the following findings:

Findings:

e Section 10-7.3 of the Zoning Resolution permits entrance walls and
columns so long as they are no taller than 6 feet high and not located
within the clear sight triangle. Both monument walls with signage and
the column are over six feet in height. Staff supports a variance to
allow these walls and the proposed column at the heights proposed as
they are within the interior of the site and do not adversely affect the
surrounding neighborhood. Recently, the RZC approved columns and
monuments that were part of a consistent theme and larger than
permitted in the Zoning Resolution in the Greenshire Development in
Green Township. This proposal is for far fewer monuments and
columns and less signage than the Greenshire Subdivision.

e Section 13-10.1 (b) (2) and 10-7.3 permits one freestanding sign per
entrance to a residential development at a maximum of 32 square feet.
Subdivision entry walls and columns are permitted to split this into 16
square foot signs on either side of the main entrance. The main
entrance to Phase | and Il of the Legendary Ridge Subdivision already
contains monument signs at the intersection of Legendary Ridge Lane
and Bridgetown Road. The existing monuments, which appear to be
constructed of fencing with stone columns, already contain signs on
each side.

e The existing entry sign at the entrance to Phase 1// (Annie’s Place) that
was constructed without a permit would be permitted by the Zoning
Resolution because it is located at the main entrance to this section of
the subdivision, separate from the Phase | and Il area. The size of the
sign on this wall is also consistent with the Zoning Resolution. The only
issue with this sign is the height.

e The sign at the entrance to Phase Il is not located at the main entrance
to the subdivision and is interior to the overall subdivision.

e Staff supports the proposed entry wall sign since staff recognizes that
this subdivision contains three distinct sections with different builders
and housing types. Staff recognizes that Phase Il development could
have been developed as a separate subdivision. If developed this way,
the Phase Il could receive up to 32 square feet of signage. Therefore
staff supports the signage as proposed.

e Section 12-7 requires outdoor lighting to have 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. It is not
clear if the monuments signs or column will be lighted. If so, staff finds
that the applicant should submit a lighting plan that meets the
requirements of the Zoning Resolution prior to the installation of any
lighting.

CONCLUSION: Based on the above findings there is sufficient reason for staff to support the
request. The monuments, column, signage and walls, would provide a
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consistent but unique theme for each phase of the development. The
improvements are only visible from the interior of the development and not
from Bridgetown Road or Legendary Ridge Lane. Staff finds that the requested
Major Adjustment would be appropriate in this location.

RECOMMENDED To consider approval of case Miami 2002-03; Legendary Ridge Monuments, a
MOTION: request for a Major Adjustment to an existing “A PUD” Residence Planned Unit
Development District with the following conditions and variances:

Conditions:
1. That the development shall comply with all requirements of case Miami
2002-03, including all subsequent adjustments and approvals.
2. That no lighting be permitted on the entry monument signs or street sign
column unless a lighting plan is submitted in compliance with the
Zoning Resolution.

Variances:

1. Section 10-7.3 — That one additional entry wall sign of the entrance to
Phase Il of the development, in addition to entry wall signs at the main
entrances off of Bridgetown Road and St. Cloud Way, shall be permitted
where entry wall signs are only permitted at the main entrances to the
subdivision.

2. Section 10-7.3 (b) — That the maximum height of the entrance wall
located at the entrance to Phase 1l on Abbey Lane shall be no taller than
7 feet 4 inches high, that the height of the entrance wall located at the
entrance to Phase II at the intersection of St. Cloud Way and Charlie’s
Way shall be no taller than 10 feet 6 inches high, where maximum
height of 6 feet is permitted, and the decorative street sign column
within Phase 111 shall be no taller than 7 feet high.

AGENCY REPORTS: Twp. Trustees (TT): Report not yet received
Hamilton County Engineer (HCE): Report not yet received
Dept. of Public Works (DPW): Report not yet received
Ham Co Soil & Water (HCSW): Report not yet received
Metro. Sewer District (MSD): Report not yet received
Fire Prevention Officer (FPO): Report not yet received
Cleves Water Service 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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Prepared by: , Intern
aige Kyanbuhl

Reviewed by: %/ , Development Services Administrator
B}Q}{[&Bﬁnyder, AICP
Approved by: m é;g’lanning Director

Vodd M. Kinskey, AICP
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SITE PHOTOS

S—

View looking at existing entrace sign from St. Cloud Way on to Charlie’s Way
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SITE PHOTOS

Intersection of Haley and Abbey Lane where proposed column is located
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VICINITY MAP

Case: Miami 2002-03 Lengendary Ridge Monuments
Request: Major Adjustment to PUD

Printed: December 15, 2016
Printed By: Paige Kranbuhl

DISCLAIMER:

Neither the provider nor any of the parties of the Cincinnati area geogrsphic information system (CAGIS) msk e any warranty or repres entstion, either expressed or implied, with respect to this information,

its quality, performance, merchantsbility, or fitness for a particular purpose. As sresult this information is provided “as 57, and you, the recipient, are assuming the enfire risk as to its quality and performance.
In no event, will the provider or any party of CAGIS be liable for direct, indirect, incidental, or consegquential desmages res ulting from any defect in the information or any other part of the map product, evenif
advised of the possibility of such damages . In particular, neither the provider nor any party of CAGIS shall have any lisbility for any cther information, programs o data used with or combined with the
information received, including the costof recovering such informsation, programs or dsta. Any floodway and flood fringe information provided on this map & for conceptusl planning purposes only.

For official determination of limits recipient must refer o the 1982 FEMA floodway fringe maps. Large differences can exist between actusl flood prone ares and official FEMA flood fringe aress.

Rural Zoning Commission Hamilton County

Regional Planning Comumission
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SITE PLAN
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CHARLIE’S WAY SIGNAGE SITE PLAN
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HAMILTON COUNTY
Regional Planning Commission

STAFF REPORT

FOR CONSIDERATION BY THE RURAL ZONING COMM. ON DECEMBER 15, 2016

MAJOR MIAMI 2006-01
case VISTA VIEW REVISIONS
CASE:
REQUEST: Approval of a Major Adjustment to an existing “A & A-2 PUD” Residence
Planned Unit Development District
PURPOSE: To modify the lot layout of the subdivision to reduce the number of lots,
increase the open space area and modify the open space ownership requirement
APPLICANT: Robert G. Rothert, Abercrombie & Associates, Inc. (applicant), RBDB
Investments LLC (owner)
LOCATION: Miami Township: Located approximately 2,150 feet west of US 50 at the

SITE DESCRIPTION:

SURROUNDING
CONDITIONS:

SUMMARY OF
RECOMMENDATIONS:

intersection of Brunsman Way and Mt. Nebo Road in the Vista View
Subdivision (Book 570, Page 170, Parcels 95, 136, 141-169, 171)

Tract Size: 59.8 gross acres, 49.3 net acres
Frontage: Approximately 400 feet on Mt. Nebo Road
Topography: Steeply sloping down from Mt. Nebo Road, then sloping

back up to a ridgeline in the middle of the property
Existing Dvlpmt.: Single-family development and vacant

ZONE LAND USE

North:  “A-2” and “A-2 PUD” Single-family homes
Residence

South: “A” Residence Vacant, wooded

East: “‘R-2” & “R-1" (North Bend &  Single-family homes
Cleves)

West: “A” Residence Single-family homes

APPROVAL with Conditions
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In 2006, The Rural Zoning Commission approved Case Miami 2006-01 which
included the approval of a Planned Unit Development for a 49.24 acre tract of
land allowing for 106 single-family homes. The majority of the development
area is located within the “A” Residence district, with a small portion of the
green belt area and a portion of one single-family lot located within the “A-2”
Residence district. The developer requested approval of a PUD to allow the use
of the Clustered Dwellings standard of the Zoning Resolution. The overall
density of the development was 2.15 units per acre. A total of 2.17 units per
acre are permitted in the “A” Residence District. Approximately 22.88 acres, or
46% of the site, was a protected greenbelt area located on three open spaces
tracts. The net area of the site and the greenbelt acreage did not include 6.68
acres included in a power line easement that currently runs across the southern
end of the site.

The originally planned access to the development was provided from Mt. Nebo
Road located in Miami Township. The development included two public
streets and one private street. The approved development plan included
easements off of Brunsman Way and the private street that provided access to
the greenbelt areas. On November 17, 2007, the Rural Zoning Commission
approved a Major Adjustment to the plan removing 3 lots from the development
and moving the access point east into the Village of Cleves for better site
distance. During this approval, the number of lots approved totaled 103 lots
and the greenbelt area remained the same.

On September 30, 2008, a Zoning Compliance Plan was approved for the first
phase of the development which included 25 lots. The public street and utilities
for this portion of the site have been completed. However, only 9 homes have
been constructed to date. On February 13, 2009, a Zoning Compliance Plan
was approved for the second phase of the development. Also at this time, the
proposed private street was modified to a public street and an additional lot was
removed for a total of 102 lots to reflect the modifications approved during the
subdivision process. The proposed total greenbelt area during this approval was
30.61 acres.

In February of 2012, the Rural Zoning Commission reviewed a Major
Adjustment to the approved plan to reduce the total number of single-family
lots from 102 to 94 lots. The total greenbelt acreage increased by slightly over
2 acres for a total of 32.63 acres. The proposed modification eliminated one of
the cul-de-sac streets. The applicant stated at that time that this portion of the
development was being eliminated due to the elimination of the proposed sewer
that was shown running along the east property line. The extension of this
parallel sewer was cost prohibitive and did not warrant the additional 8 lots.
Further, it was the intention of the owner/developer to sell the excess open
space areas to Miami Township. At the time of review, the Hamilton County
Soil and Water District (HCSWD) identified a landslide on the property and all
new building permits were to be halted until the landslide was corrected. The
case was continued to March and postponed for several months and eventually,



PROPOSED USE:

RPC Staff Report
December 15, 2016
Page3

the applicant withdrew the request. To date, nine homes have been built within
the development.

The applicant is once again requesting a modification to reduce the total number
of single-family lots from 102 to 94 lots. The total greenbelt acreage would
increase by slightly over 2 acres for a total of 32.7 acres. The proposed
modification eliminates one of the cul-de-sac streets. The applicant would like
to modify condition #4 that requires green space to be owned and maintained by
a home owner’s association to allow the sale or transfer of the open space tracts
to the Miami Township Trustees or other conservation organization.

AUTHORITY AND
CRITERIA:

Authority to Make Adjustmentsto 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 conditions of approval contained in a BCC 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.

The current approval for the development contains a condition approved by the
Rural Zoning Commission that requires all dedicated greenbelt parcels to be
maintained and owned by a homeowner’'s association. The applicant is
requesting to modify this condition on the greenbelt parcels to allow the
greenspace to be owned and maintained by a home owner's association,
government agency or other non-profit entity. The request, by definition, is
considered to be a Major Adjustment and shall be reviewed as described in
Section 18.9-2 of the Zoning Resolution.

ANALYSIS:

Staff has considered the request and has the following findings:

Findings:

* The reduction of the number of lots, the loss of a cul-de-sac street, and the
increase in the greenbelt area, all move the extents of development further
away from the surrounding existing residences.

* The Hamilton County Soil and Water District (HCSWD) has requested that
due to the landslide, the future grading plan must be reviewed for
compliance with the Hamilton County Earthworks Regulations and that the
earthwork will most likely be monitored by a geotechnical engineer during
construction and certified upon completion.

* According to HCSWD, the landslide repair at Vista View has not been fully
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completed but HCSWD is working with the developer and engineer to
resolve the remaining issues. HCSWD recently approved building permits
for lots 93 and 96. These lots are located on the cut side of the subdivision.
Both of these lots underwent geotechnical review prior to approval. The
building permit holds are on the lots along the south side of Brunsman Way
(lots 3 to 14).

* According to condition #4 of the Rural Zoning Commission approval, the
Homeowner’s Association is required to own and maintain the greenbelt
areas. The proposed new language on the Zoning Compliance Plan will
permit government agencies or other non-profit entities to own and
maintain the greenbelt. This potential change in ownership and
maintenance of the greenbelt area may benefit the residents within the
development as the cost burden to property owners maintaining the land
should be less. Further, with the restrictions listed under the ‘Greenbelt
Easement Prohibitions’ on the proposed Zoning Compliance Plan, the
surrounding residential areas should not be negatively affected. Rather,
this land would still be required to be preserved in its natural state.

o If it is the intent of the applicant to permit walking trails or similar
activities within the greenbelt areas, the ‘Greenbelt Easement Allowed
Uses’, statement on the Zoning Compliance Plan should be modified to
permit such uses.

» Other minor adjustments to the approved conditions are needed to reflect
the new proposal and are included within this report and listed as
conditions below (see Page 8 for the previously approved Conditions).

CONCLUSION:

Based on the above findings there is sufficient reason for staff to support the
request. The proposed reduced number of lots, elimination of a cul-de-sac
street, increase in greenbelt area and potential change in greenbelt ownership
would not likely have any negative impact on the surrounding properties or the
intent of the approved PUD. Therefore, staff finds that the request is
appropriate in this location.

RECOMMENDED
MOTION:
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To consider approval of case Miami 2006-01; Vista View Revisions, a request
for a Major Adjustment to an existing “A & A-2 PUD” Residence Planned Unit
Development district with the following conditions.

Conditions:

1. That the development shall contain a maximum of 94 single-family lots.

2. That further subdividing of the development shall be prohibited to
assure conservation of all open spaces.

3. That prohibitions/restrictions for the greenbelt tracts shall be submitted
as part of the Zoning Compliance Plan.

4. That the dedicated greenbelt tracts shall be owned and maintained by a
Homeowner’'s Association (HOA), Government Agency or other non-
profit entity dedicated to the preservation of the tracts as permanent open
space.
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5. That all greenbelt tracts shall include a minimum of 10 feet of frontage
on a public street in the development to provide access from the street to
the greenbelt area.

6. That a homeowners association shall be created and filed prior to the
issuance of the first building permit.

7. That control of the homeowners association shall be transferred to the
residents prior to acceptance of any public streets by the township.

8. That the developer shall comply with all conditions imposed by The
Hamilton County Soil and Water District.

9. That the minimum lot width shall be 65 feet.

AGENCY REPORTS: Twp. Trustees (TT): Report not yet received
Hamilton County Engineer (HCE): Conditionally Approved
Dept. of Public Works (DPW): Report not yet received
Ham Co Soil & Water (HCSW): Conditionally Approved
Metro. Sewer District (MSD): Conditionally Approved
Fire Prevention Officer (FPO): Report not yet received
Cleves Water Service 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.

Prepared by:

Reviewed by:

Approved by:

Page 47 of 97



ULt L s
2 L] ,,z

T

VICINITY MAP

Case: MIAMI 2006-01, Vista View Revisions
Request: Major Adjustment to an existing "A" and "A-2 PUD."

Printed: 05/2016
Printe JOHN HUTH

RURAL ZONING COMMISSION
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SITEPHOTOS

ViW of site Iookng southwest from Brunsman Way
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CURRENT CONDITIONS (effective 3/16/2006)

That the development shall contain a maximum of 106 single family lots.

That further subdividing of the development shall be prohibited to assure conservation of all open
spaces.

That prohibitions/restrictions for the greenbelt easements on Tracts 1 and 2 shall be submitted as part
the Zoning Compliance Plan.

That the greenbelt Tracts 1 and 2 shall be owned and maintained by a Homeowner’s Association.
That Tract 1 shall include two 10-foot panhandles, one with frontage on the main public street in the
development and one with frontage on the private street, to provide access from the street to the
greenbelt area.

That Tract 2 shall include one 10-foot panhandle along the northern property line of Lot 106 to provide
access from the main public street in the development to the greenbelt area.

That a homeowners association shall be created and filed prior to the issuance of the first building
permit.

That control of the homeowners association shall be transferred to the residents prior to acceptance of
any public streets by the township.

That the developer shall provide a traffic impact study and comply with all findings.

10. That the landscape buffer shall be increased to 20 feet in the areas of lots 90-93
11.That the minimum lot width shall be 65 feet
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PROPOSED SITE PLAN
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APPLICANT LETTER

Abercrombie
& Associates, Inc.

Pagell

Civil Engineering + Surveying

November 10, 2016

Hamilton County Rural Zoning

807 County Administration Building
138 East Court Street

Cincinnati, Ohio 45202

Attn: John Huth

Ref:  Major Modification
Vista View PUD

Dear John:

Attached please find copies of the modified Final Development Plan for a major adjustment of the Vista
View PUD along with the application form and check for $1,038.00. Our request for a major
modification is in two parts. First, the plan has been modified to reduce the total number of single
family lots in the Miami Township portion of the development from 102 building lots to 94 building lots.
The modification eliminates Carson Way, a cul de sac street. This portion of the development is being
eliminated due to the elimination of the proposed sewer that is shown running along the east property
line. The extension of this parallel sewer is cost prohibitive and does not warrant the additional 8 lots.

Secondly, it is the intention of the owner/ developer to either transfer the excess open space areas to a
conservation group or to be maintained by the HOA. The conservation group or HOA will keep these
areas as open space parcels subject to the conditions set forth on the Final Development Plan.

We look forward to presenting this proposal at the December 15th Rural Zoning Commission meeting. If
you have any questions or need additional information, please contact me at your convenience.

If you need additional information please contact me at your convenience.

Sincerely,
ABERCROMBIE & ASSOCIATES, INC. R E QM E!‘!m D

@(@% NOY 19 2018

il B KENILTCN CRUNTY
PLANNING & DEVELOPMENT

Attachment

Colerain Professional Center « Suite 120 ¢ 3377 Compton Road  Cincinnati, Ohio 45251
Phone: (513) 385-5757 « Fax: (513) 245-5161
www.abercrombie-associates.com
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HAMILTON COUNTY
Regional Planning Commission

STAFF REPORT

FOR CONSIDERATION BY THE RURAL ZONING COMM. ON DECEMBER 15, 2016

PLANNED UNIT

HARRISON 2016-02

DEVELOPMENT:
HARRISON BICYCLE SHOP

REQUEST: Approval of a Planned Unit Development in an existing “E-SPI-SC” Retail
district

PURPOSE: To allow the conversion of an existing single-family home into a bicycle
repair and sales shop with an associated 5-space parking lot and to allow the
continued simultaneous use of the structure as a single-family home

APPLICANT: Lowell E. Schwing, (applicant & owner)

LOCATION: Harrison Township: 10421 Harrison Avenue, approximately 300 feet

SITE DESCRIPTION:

SURROUNDING
CONDITIONS:

SUMMARY OF
RECOMMENDATIONS:

northwest of the intersection of Harrison Avenue and West Road (Book 560,
Page 90, Parcel 107)

Tract Size: 0.54 acres

Frontage: 100 feet on Harrison Avenue

Topography: Flat

Existing Dvlpmt.: Single-Family home

ZONE LAND USE

North:  “E-SPI-SC” Retail & “B-4” General Vacant
Business (City of Harrison)

East: “B-4” General Business (City of Harrison) Office Uses

South:  “R-4”" Multi-Family Residential District Multi-Family
(City of Harrison)
West:  “B-4” General Business (City of Harrison) Vacant out lot bank
and Kroger

APPROVAL with Conditions
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HISTORY:
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The applicant is requesting approval of a Planned Unit Development in order
to convert an existing single-family home into bicycle sales aegair shop.
Previously, the applicant had begun to use his home for bicycle sales and
repair without the required zoning approval. The applicant had been using the
garage for this commercial activity which ceased upon receiving a zoning
violation notice. The applicant is now requesting approval to resume bicycle
sales and repair within the garage of the single-family home. The existing
garage, which is 400 square feet in size, would be used as commercial space
and 200 square feet of the existing driveway would be used for outside
display. The applicant would like to continue to live in the home while
operating the business. The applicant has identified 5 parking spaces. No
exterior alterations to the building have been proposed and there are no
changes planned in the rear of the building. A sign plan has not been
submitted. The applicant has proposed a boundary buffer along the southern
property line and has identified the area of the streetscape buffer however; no
plantings within the buffer have been identified. The impervious surface ratio
has not been submitted. Staff has roughly calculated the ISR to be
approximately 27%.

The Zoning Resolution only allows residential uses within commercial zoning
districts when approved as part of a Planned Unit Development. The existing
home is a grandfathered legal use but the conversion of the home to a mixed
use structure would eliminate this grandfather status and would require
approval of a PUD.

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.

AUTHORITY AND
CRITERIA:
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Compliance with General Standards for PUD Plan Approval

The PUD District is an overlay of alternative regulations, which enables the
use of the property in a manner or intensity not permitted as-of-right by the
underlying district regulations. The owner, after being granted the PUD, may
only develop the parcel in accordance with the PUD Plan. The Rural Zoning
Commission shall consider the following general standards when considering
a PUD request.

(@) Compliance with the Zoning Resolution and with the purposes of the Zone
District in which the proposed use and development is to be located:

Findings: The proposed development generally complies with the purposes
of the Zoning Resolution in that a “bicycle sales and repair shop” and sales
and display are permitted uses in the “E-SPI-SC” Retail district. However,
the proposal to use the existing structure simultaneously as a single-family
home requires PUD approval. This requirement for PUD approval of
residential uses in the “E” Retail District was not intended to prohibit such
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uses but rather to ensure that large portions of retail zoning districts were not
converted to residential uses without review. The proposed mixed use would
not be in conflict with the purpose of the “E” Retail District. Other specific
zoning compliance issues are discussed in greater detail below.

(b) Applicability of and consistency with adopted objectives and policies of the
County related to land use and township plans duly adopted by the Regional
Planning Commission:

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. The proposed residential and
retail use would comply with this designation. Staff also reviewed the
proposed development for consistency with the text of the adopted land use
plan. Staff finds that the site falls within Site No. #28 as identified on the
Comprehensive Plan Proposed Land Use Plan Map. Site No. #28 is
identified for PUD type of development for mixed commercial uses providing
for appropriate streetscape, lighting, underground utilities, and appropriate
buffer must be provided to residential uses already in place. Staff finds that
with a streetscape buffer, the submitted plan would meet this vision for the
specific area. No improvements are proposed for the rear of the building that
abuts existing residential uses to the south.

(c) Compatibility with surrounding land uses:

Findings. The proposed bicycle sales and repair business would be adjacent
to other commercial and office uses to the north, east and west and would be
considered a compatible use. However, staff has recommended limitations on
outdoor sales and display to limit the potential impact on residential
properties located to the north on Gainsview Road and to reduce clutter
along Harrison Avenue. Although existing multi-family buildings are located
to the south, a large privacy wall exists and screens the residential uses from
the commercial uses located to the north. Staff finds that since this wall exists
and no improvements are being proposed in the rear of the building, that the
boundary buffer along the southern property line should be waived and that
the focus of buffering should occur along Harrison Avenue in the form of a
streetscape buffer that meets the requirements of the Zoning Resolution.

(d) Whether the size and physical features of the project enable adequate
protection of surrounding properties and orderly and coordinated
improvement of property in the vicinity of the site:

Findings: The improvements would be considered an orderly improvement
within the area as additional landscaping would be proposed where none
exists along Harrison Avenue.

(e) Whether the proposed phasing of the development is appropriate and the
development can be substantially completed within the period of time
specified in the schedule of development submitted by the applicant:
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Findings. The development would be completed in one phase.

Whether the proposed development is served adequately and efficiently by
essential public facilities and services which are in existence or are planned:

Findings: The site appears to be adequately served by public facilities and
services.

(g) Whether significant scenic or historic features, as identified in plans duly

adopted by the Regional Planning Commission, are adequately conserved:
Findings. The site contains no known features of significance.

(h) Whether modifications of the zoning or other regulations are warranted by the

()

innovative design of the development plan:

Findings: The applicant is requesting a side yard setback variance from the

required 10 feet to the existing 6 feet along the eastern property line. Staff
supports this variance as the building exists and no improvements are being
proposed along the eastern property line. Further, an office building exists

east of the property, approximately 40 feet away from the existing building

along with a parking lot which is screened by an existing privacy fence.

The adequacy of proposed pedestrian circulation system to insulate pedestrian
circulation from vehicular movement:

Findings. Sidewalks exist on Harrison Avenue just west of this property
Staff finds that the existing parcel will likely develop in the future into a larger
scale commercial or office use as it is surrounded by commercial uses on
three sides and the Harrison Avenue corridor has seen significant recent
development. At the time of redevelopment, a sidewalk should be constructed
along Harrison Avenue. However, the improvements at this time are minimal
and requiring a sidewalk along Harrison Avenue is not likely economically
feasible.

The adequacy of the provisions for visual and acoustical privacy:

Findings. Provision for visual and acoustical privacy are not necessary in
this instance, as the site is surrounded by commercial/office uses on the south,
west and east sides. With the existing wall located offsite to the south, the
adjacent residential property to the south is buffered and visual and
acoustical privacy is already achieved.

Zoning Compliance

The proposed development complies with the requirements of the Zoning
Resolution and the “E-SPI-SC” Retail district with the following exceptions

Table 5-5 ¢c2 — Minimum Yard Requirements

This table states that the minimum side yard setback is 10 feet.

Findings: The existing structure has a side yard setback of 6 feet. For the
reasons stated above, staff finds that a variance to the side yard setback from
10 feet to 6 feet would be appropriate.
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Section 14-8 — Streetscape Buffer

This section states that streetscape buffers shall have a minimum depth of 10
feet adjacent to the right-of-way and consist of 1.5 trees and 20 shrubs for
each 100 feet.

Findings: The applicant has shown the required streetscape buffer area
along Harrison Avenue but no plantings have been identified within the
buffer. Staff finds that a streetscape buffer should be required with the
calculated 3 canopy trees and 8 shrubs. Properties to the west within the city
of Harrison and a recent office building within the Township located to the
east have developed and landscaping along Harrison Avenue has been
installed. Staff finds that this landscaping theme should continue along
Harrison Avenue in the form of the required streetscape buffer in accordance
with the Zoning Resolution. Staff recommends waiving the required
boundary buffer in lieu of the streetscape buffer as discussed below.

Section 8-4.5 (g) — Vehicular Connections Required

This section states that all uses located in Office and Retail Districts shall
provide vehicular access easements and construct the required pavement anc
curbing extended to the property line such that adjacent parcels along the
same road(s) can complete the vehicular connection upon development or
redevelopment.

Findings: The applicant has not shown the required easements or pavement
construction as required. Staff finds that this development plan is likely a
temporary plan and that the redevelopment of this parcel with the vacant
adjoining parcel to the west is likely. Staff finds that at that time, compliance
with this section should be required.

Table 14B Boundary Buffers

This section states that a boundary buffer between the proposed property and
the adjacent property to the south is required.

Findings. The applicant has shown the required boundary buffer with
sufficient planting materials as required. As stated previously, staff finds that
a streetscape buffer would be more appropriate in this instance over a
boundary buffer due to the existing wall to the south and privacy fence to the
east which effectively screens the residential property the south and office
property to the east. Staff supports waiving the required boundary buffer so
long as the required streetscape buffer is installed.

Section 12-7 — Outdoor Lighting

This section states that the height of cutoff lights shall be 32 feet with a
maximum illumination of 0.5 foot-candles at the property line and shielded so
that adjacent lots located in residential districts are not directly illuminated.
Findings: The applicant has not submitted a lighting plan and no new
lighting has been proposed. If new lighting is proposed, staff finds that a
lighting plan in compliance with this section should be required as part of the
Zoning Compliance Plan.
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Other Issues

Outdoor Sales and Display

In order to limit the visual and acoustical impact of any proposed outdoor
sales and display of materials along Harrison Avenue, staff recommends that
any outdoor sales and display area should be limited to the area identified on
the site plan as ‘Outside Display Area’.

Signage
The proposed development does not include any freestanding signage or

building mounted signage on the site plan. Should the applicant wish to
include a freestanding sign, temporary sign or any building mounted signs in
the development, staff finds that signage should meet the requirements of
Section 8-4.5 (d) and 13-12.4 of the Zoning Resolution including limiting the
freestanding sign to 12 feet in height and 50 square feet in size along with a
landscape bed of at least three feet in width from all sides of the sign base.

CONCLUSION: Based on the above findings, there is sufficient reason for staff to support the
requested PUD. Generally, the conversion of an existing home into a bicycle
repair and sales shop and continued simultaneous use as a single-family home
would satisfy the ten standards for PUD Plan approval. The overall site plan
would comply with requirements of the Zoning Resolution, with the
exceptions stated above. Additionally, the development would comply with
the Harrison Township Land Use Plan. Therefore, staff finds that the
proposed development would be appropriate for the site.

RECOMMENDED To consider approval of case Harrison 2016-02; Harrison Bicycle Shop, a

MOTION: request for approval of a Planned Unit Development in an existing “E-SPI-
SC” Retail district with the standards covenants for planned districts and the
following conditions, variance and modifications:

Conditions:

1. That a landscape plan in compliance with the requirements of Section
14-8 of the Zoning Resolution, and with Modification #1 below, shall
be submitted as part of the Zoning Compliance Plan.

2. That no new lighting shall be permitted on the site without submission
of a lighting plan in compliance with the requirements of the Zoning
Resolution.

3. That no new signage shall be permitted on the site without the
submission of a signage plan in compliance with the requirements of
the Zoning Resolution.

4. That all outdoor sales and display shall be limited to 200 square feet in
area in the location identified on the Zoning Compliance Plan.

Variance:
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1. Table 5-5 — That the side yard setback along the eastern property line shall
be permitted to be 6 feet where a 10-foot side yard setback is required.

Modification:

1. Section 14-5 — That the required boundary buffer along the southern
property line shall be waived because it would serve no meaningful
purpose.

2. Section 8-4.5 (g) — That the site shall be permitted to provide no vehicular
connections to the east and west where vehicular connections are required
to all adjacent properties along the same road.

AGENCY REPORTS: Dept. Public Works (DPW): Report not yet received
Metro. Sewer District (MSD): Report not yet received
Fire Prevention Officer (FPO): Report not yet received
Cincinnati Water Works (CWW): Report not yet received
H. C. Soil & Water (HCSW): Report not yet received
Ohio Dept. of Transpo. (ODOT): Report not yet received
Hamilton County Engineer (HCE):  Report not yet received
Twp. 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.

Prepared By: ——=Senior Planner

Reviewed By: Development Services Administrator

Approved By: Planning & Development Director
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Case: HARRISON 2016-02 HARRISON BICYCLE SHOP
Request: PUD Approval in an "E SPI-SC" District

Printed: 05/2016
Printed By: JOHN HUTH
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SITE PHOTOS

View of the site looking south from Harrison Avenue

Viw of the back of the home looking north from West Road
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SITE PLAN

PARKING REQUIREMENTS:

PROPOSED SITE PLAN

]

EXISTING RESIDENCE WITH BICYCLE REPAIR ¢ SALES

SPI SPECIAL FUBLIC INTEREST - DRYFORK ¢ HARRISON CORRIDOR

(2) REQUIRED
(3) REQUIRED ¢ 1200 SF.

(5) TOTAL PARKING SPACES
(5) PARKING SPACES PROVIDED

VEHICULAR CONNECTION BETWEEN ADJACENT PROPERTIES NOT PROVIDED

EXISTING
PROPERTY |/
LINE /

CEXISTING SIDETARD
SETBACK (LESS THAN MIN.)

EXISTING SITEFLAN
Bicg cle SEOP
12421 HARRISON AVENUE

CINCINNATI, OHIO 45231

DATE

REVISIONS
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APPLICANT LETTER

Lowell E. Schwing
10421
Harrison Ave.
Harrison, OH
45030

(513)678-
3422

Hamilton County Planning & Development Department
c/o Bryan Snyder, AICP, Zoning Administrator
138 E Court Street, Room 801

Cincinnati, OHIO 45202-6202 RECEIVE!
(513)946-4464
OCT 7 6 2048
Hamiion 4
To whom it may concern, Plannmg é Be‘u’% ‘(l)]l%

My name is Lowell E. Schwing, I am a lifetime resident of Harrison, Ohio, and reside at 10421 Harrison
Avenue, Harrison, OH 45030.

To keep myself active while enjoying my retirement, I began fixing broken down bicycles, and reselling
them to families in the community, that are unable to afford the high cost of new bicycles. The bicycle
repair work keeps me energetic and allows me to be active within my community.

I have resided at 10421 Harrison Ave., Harrison, OH, for approximately, 40 years. I also helped my
parents build the residence. With your approval, I would like to continue to repair bicycles, and reside at
the current residence.

I would like to formally request your approval for a PUD hearing, to review the proposed plan, and
allow the property to be modified to add a small bicycle repair/retail shop, so I may continue to enjoy
my retirement hobby.

T have supplied the Review of Zone Change and Planned Unit Development application, a Site Plan
completed by the Scott Webb, Architect Firm and a check for the zoning fee in the amount of $1,932.00.
Thank you for your consideration in this matter.

“."’;m
b

ENVED

Sincerely, e
0CT 26 2016
Lowell E. Schwing HAMILTON CHUNTY
Page 2 PLANNING & DEVELOPMENT
https://dl-mail.ymail.com/ws/download/mailboxes/@.id==VjJ-xn...bIESSO-TI4gJFIMEZgS3xvdIQIEG3XXv-2ZtIT9A_pt3IDMkvO-73 10/24/16, 9:02 AM
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HAMILTON COUNTY
Regional Planning Commission

STAFF REPORT

FOR CONSIDERATION BY THE REGIONAL PLANNING COMMISSION ON DECEMBER 1, 2016
FOR CONSIDERATION BY THE RURAL ZONING COMMISSION ON DECEMBER 15, 2016

HARRISON 2016-01

ZONE
AMENDMENT
UNILOCK INDUSTRIAL
REQUEST: FROM: “F PUD SPI-SC” Planned Light Industrial, “F SPI-SC” Light
Industrial, and “A SPI-SC” Single-Family Residence
TO: “GG SPI-SC” Planned Heavy Industrial
PURPOSE: To construct a concrete paver and retaining wall manufacturing facility including
two manufacturing plant buildings, two accessory buildings, outdoor storage areas
and access drives from Southwest Parkway and Dry Fork Road
APPLICANT: Glenn Wiley, General Manager, Unilock Ohio Inc. (applicant); Dry Fork Farms LLC
and Candlelight Park Ltd (owners)
LOCATION: Harrison Township: southeast of the end of Southwest Parkway extending east to
Dry Fork Road (Book 560, Page 50, Parcel 203 AND Page 60, Parcels 19 and 51)
SITE Tract Size: 39.9 acres (gross)
DESCRIPTION: Frontage: Southwest Parkway: 226 feet existing, 452 feet proposed
145 feet on Dry Fork Road
Topography: Flat sloping down gradually on the east end of the site
Existing Dvlpmt:  Farmland, Candlelight Mobile Home Park and Single-family
SURROUNDING ZONE LAND USE
CONDITIONS: North: “F PUD SPI-SC” Light Industrial Future development site
South: “F SPI-SC” Light Industrial Gravel extraction use
East: “A SPI-SC” Residence Single-family homes
West: “F PUD SPI-SC” Light Industrial ~ Future development site
ZONING

JURISDICTION:

SUMMARY OF

Hamilton County Commissioners

RECOMMENDATIONS:  APPROVAL with Conditions
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ZONING PETITION
HISTORY:
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The applicant has requested a Zone Amendment to construct a regional concrete
paver and retaining wall manufacturing facility for the Unilock company. Four
buildings with a total area of 286,790 sq. ft. have been proposed. The Plant 1
building would be constructed as part of phase one and would be located in the
northwest corner of the site along the Southwest Parkway frontage. A 452-foot
extension of the Southwest Parkway public right-of-way to the south would be
included in the request. Visitor parking and an outdoor display show garden would
be provided along Southwest Parkway with employee parking to the north of the
building. Plant 1 would contain office/locker space, machine area,
finishing/packaging area, kilns, and charging/dosing area, and would be constructed
primarily with a metal facade with masonry along the lower west facade facing
Southwest Parkway and containing the main entrance. The height and massing of
the Plant 1 building would stepped in four parts. The northeast corner of the
building would be 60 feet tall at the roof line and would contain four silos that reach
85 feet in height. This area steps down towards Southwest Parkway to a height of
45 feet for the northwest corner of the building. The majority of the building would
be 35 feet in height oriented north-south along Southwest Parkway with the main
entrance area of the building being approximately 20 feet in height.

The Plant 2 building would be similar in design and use as the Plant 1 building and
would be constructed as part of phase two within the area currently occupied by
Candlelight Mobile Home Park. The applicant has not indicated at what point the
mobile home park use would be discontinued. To the south of the Plant 1 building
would be a smaller storage/check-out building and to the south of the Plant 2
building would be a smaller retail show garden building constructed as part of phase
two and accessed from Dry Fork Road. Within the middle of the site would be six
outdoor storage areas totaling 189,538 sq. ft. in area.

The applicant has proposed the GG Heavy Industrial district as the total amount of
outdoor storage would exceed what is permitted in the existing light industrial
district. The applicant has proposed Unilock paver pavement for the majority of the
hard surface areas on the north and west sides of the Plant 1 building and for all
surfaces in phase two, and gravel has been proposed in the middle of the site
between the plant buildings, around the storage/check-out building and in the
outdoor storage area extending to the west boundary of the site. The applicant has
proposed to maintain the existing woodland buffer between the site and the rear of
the residences along Dry Fork Road. No security or other fencing has been
proposed. The impervious surface ratio for the site would be 71% at full build out.

The entire site is within an SPI overlay district that was approved in 2003 (case
Harrison 2003-04). The SPI district designation provides special regulations for
development that occurs within its area. Compliance with these special regulations
is discussed in the zoning compliance section below.

Zoning history containing the 20-acre F PUD SPI-SC site immediately southeast of
the end of Southwest Parkway is as follows. In November 2000, the RZC approved
a PUD for a 160 acre tract south of Simonson Road for the construction of an
office/distribution facility for The Gap Inc. This approval included a phased
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development consisting of two large warehouse buildings containing approximately
two million square feet and a three-story office building containing 120,000 sg. ft.
In addition to the proposed buildings, the site plan included 2,012 parking spaces for
automobiles, 813 truck trailer spaces and 60 tractor spaces. Three large stormwater
detention basins were proposed along the east (10.6 acre basin), south (29 acre
basin) and west (4.8 acre basin) property lines. However, this office/distribution
facility for The Gap Inc. was never developed and the PUD area has since been
developed as part of five Major Adjustments. Four of these developments have been
constructed and are occupied, with the fifth and most recent Major Adjustment
approval being for a 120,000 sg. ft. engineering and technical office building
immediately north of the site in question known as Project Silverhawk.

Candlelight Mobile Home Park currently has a nonconforming use certificate
(2080178) to operate in the existing F SPI-SC Light Industrial and A SPI-SC
Residence districts where mobile home parks are only permitted within the MHP
Manufactured Home Park district. Should this Zone Amendment to the GG district
be approved, the mobile home park would remain a permitted nonconforming use
until such time that the site is developed in accordance with an approved plan.

STAFF REVIEW A Public/Staff Review Conference was held at 6:00 pm on October 18, 2016, at the

CONFERENCE: Harrison Civic Center. This meeting was attended by representatives of the Unilock
company and the property owners, township officials, and eight adjacent residents
along Dry Fork Road. Issues raised at the meeting included the background, phased
construction and employment plans for the company, retention ponds, and truck
traffic bring restricted to Southwest Parkway. The owner of Candlelight Mobile
Home Park attended the staff review conference and the applicant has stated that the
residents of the mobile home park have been notified of the development proposal
but the applicant has not verified this with staff.

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:

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

e The Harrison Township Land Use Plan Map designates all properties involved
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.

o Staff finds that the proposal would contain a campus-style combination of office,
retail and industrial uses developed with a consistent theme/image and a
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circulation system around the site.

e Per the Zoning Resolution, the production of concrete pavers and retaining
walls, along with the total area of outdoor storage (189,538 sqg. ft.) exceeding
25% of the floor area of all buildings (71,698 sq. ft.), would be considered a
heavy industrial use beyond the scope of light industrial use.

e However, staff finds that the proposed use would be a permitted compatible use
that would not have an ordinarily greater than average impact on the
surrounding environment as all processing of materials would be done within
plant buildings and that the site would have the appearance of a light industrial
use consistent with other uses already developed within the PUD, with the
exception of substantial outdoor storage and display of materials.

e Therefore, staff finds that the proposal would be consistent with the adopted
Land use Plan Map.

e 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.

e The proposed development is part of Site No. 31 of the Land Use Plan, which
covers the JEDD PUD and surrounding area. Strategy 2 for this area states:
“Concentrate planned mixed use employment development south of 1-74
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 along with optimal utilization of land.

e Staff finds that the proposed use would provide for planned mixed use
employment and optimal utilization of land as the proposal would provide for
continued development of the Commerce Center as well as the expansion of
industrial development into the nonconforming mobile home park area.

e 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.):
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Thoroughfare Plan Consistency

Applicable Policies and Recommendations: The Hamilton County Thoroughfare
Plan designates Dry Fork Road as a Collector with a required right-of-way of 80 feet
(40 feet from centerline) and does not indicate or designate a required right-of-way
for Southwest Parkway, which has been constructed with a 60-foot right-of-way per
the Local Road width requirement.

Findings: The applicant has indicated a proposed right-of-way of 40 feet from the
centerline of Dry Fork Road for the two frontage parcels in accordance with the
Thoroughfare Plan.
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Zoning Compliance

The site plan meets the minimum standards of the Hamilton County Zoning
Resolution and the “GG SPI-SC” Planned Heavy Industrial Special Public Interest
district, with the following exceptions.

Section 6-1.2 c. — Sensory and Nuisance Impacts

This section states that processes and equipment operations shall be limited to those
that are not objectionable to the enjoyment and use of adjoining and adjacent zoning
lots which are within 600 feet, because of odor, dust, smoke, gases, vapors, noise,
refuse matter or water-carried waste.

Findings: The proposed Plant 2 building would be setback 294 feet from the closest
rear lot line of the row of eight single-family homes along the west side of Dry Fork
Road north of the mobile home park driveway. The applicant has not submitted
elevations or a floor plan for this building but the site plan footprint appears to be
identical to the Plant 1 building and also includes four silos that would be
approximately 300 feet from the closest residential rear lot line to the east. With the
silos being within 600 feet of the residences, staff is concerned that there may be
odor, smoke, gases, vapors, or refuse matter emanating from these silos due to the
lack of information submitted by the applicant. As the applicant letter states that
this additional manufacturing plant will be needed in approximately seven years,
staff recommends that Plant 2 be required to obtain Rural Zoning Commission
approval at a public hearing in order for staff and residents to determine potential
impacts and compliance with this section after Plant 1 has been operating.

Section 6-1.2 g.4. — Outdoor Storage Screening

This section states that outdoor storage areas in the F and G districts are required to
be located within the side or rear yards only and be screened by a solid wall or fence.
Findings: The applicant has proposed six outdoor storage areas totaling 189,538
sg. ft. in area within the rear yard of the site but has requested a variance to waive
the screening requirement. Staff supports a variance to waive the screening
requirement as the outdoor storage would be in the middle of the site and would be
screened by the plant buildings to the north and as the site is surrounded by
farmland planned for industrial use to the north and west, an extraction operation to
the south at the closest point to the outdoor storage, and would be buffered by the
existing woodland buffer between the site and the rear of the residences to the east.

Section 3-5 & Table 6-5 — Maximum Building Height G District

This table indicates that a maximum principal building height of 35 feet is permitted
within the G district with chimneys, cooling towers, stacks, silos and other necessary
mechanical appurtenances exempt from this height limit.

Findings: The northeast corner of the Plant 1 building would be 60 feet tall at the
roof line and would contain four silos that reach 85 feet in height. This would step
down towards Southwest Parkway to a height of 45 feet for the northwest corner of
the building. The majority of the building would be 35 feet in height running north-
south along Southwest Parkway with the main entrance area of the building being
approximately 20 feet in height. It appears that the Plant 2 building would have an
identical footprint in massing, rotated 90-degrees clockwise to have the tallest
portion of the building in the southeast corner of the footprint. Staff supports a
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variance to permit two plant buildings with a maximum height of 60 feet as the 35-
foot height limit is restrictively low for many industrial uses and as the site is
surrounded by farmland planned and approved for industrial use to the north and
west, and an extraction operation to the south. Staff is not concerned with the
proposed height as it relates to the row of eight single-family homes along the west
side of Dry Fork Road north of the mobile home park driveway as the Plant 2
building would be setback 294 feet from the closest residential rear lot line and
would be buffered by the existing woodland buffer between the site and the rear of
the residences to remain as part of this proposal.

Section 8-4.6 (g) — Vehicular Connections Required

This section states that all office, retail, and industrial uses shall be permitted a
maximum of one access point per public street frontage of the development site.
Findings: The applicant has requested a modification to allow three access points
on Southwest Parkway, one access point being a boulevard in the northwest corner
of the site, a second access point for visitor parking and a third access point in the
southwest corner of the site. The south two access points would access a proposed
452-foot extension of Southwest Parkway. Staff recommends approval of the
modification for three access points onto Southwest Parkway as the access points
would be at the southern end of Southwest Parkway and the PUD area, and as the
property immediately south of the site in question in an extraction operation with
access onto Dry Fork Road. As a result of supporting three access points onto
Southwest Parkway, staff also recommends that no semi-tractor trailer or other
commercial or industrial vehicles be permitted to use the existing Dry Fork Road
access drive that the applicant has stated would only be used for retail purposes.

Section 8-4.6 (h) — Building Materials

This section states that 40% of all building facades, excluding glass areas that face a
public street or access easement shall be constructed of masonry materials.

Findings: The applicant has proposed the required masonry materials along the
lower west facade facing Southwest Parkway containing the main entrance but it is
unclear what materials would be used for the facades that step up to 45 and 60 feet
facing Southwest Parkway. Non-masonry materials such as tilt-up concrete panels,
split-face concrete block, and metal have consistently been a permitted building
material through the Major Adjustment process for the buildings in the other five
phases of the PUD. Therefore, staff supports a modification to require masonry
materials only on the lower west facade as proposed.

Section 12-4.5 — Surface and Drainage

This section states that parking lots including aisles, access drives and parking
spaces shall be surfaced with asphalt or concrete.

Findings: The applicant has proposed Unilock concrete paving stones for the
majority of the hard surface areas on the north and west sides of the Plant 1 building
and for all surfaces in phase two, and gravel has been proposed in the middle of the
site between the plant buildings, around the storage/check-out building and around
the outdoor storage area to eventually be surfaced with pavers manufactured on-site
once the plant is operational. The Zoning Resolution permits pavers for parking
spaces but does not permit pavers for loading areas or access drives providing
access to the property or to any loading area. Given that the proposed use
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manufactures concrete pavers, staff supports a variance to this standard to allow
concrete pavers instead of asphalt or cement paving of parking and access areas.
However, staff is concerned with the large amount of gravel area proposed
indefinitely to access the end of Southwest Parkway and therefore recommends that
the first 200 feet of depth from the west property line in the area of Southwest
Parkway be paved with pavers, asphalt or concrete, and that gravel only be
permitted beyond this area in the middle of the site surrounding and within the
outdoor storage areas. In addition, this gravel area should be required to be paved
as part of phase two construction at the latest.

Section 14-7 — Boundary Buffer

This section states that a Boundary Buffer B with a minimum width of 60 feet is
required along the east property lines where the site abuts single-family residential
use, and that a Boundary Buffer B with a minimum width of 50 feet is required
along the north property line where the site abuts a planned low-intensity office use
(Project Silverhawk). No buffer is required along the south property line as this is
an excavation/extraction use.

Findings: The applicant has proposed that the existing woodland buffer between
the existing mobile home park and the row of eight single-family homes along the
west side of Dry Fork Road north of the mobile home park driveway be preserved to
count towards the required boundary buffer. Staff supports the existing woodland
buffer to count towards the planting requirement as it is a substantial buffer and
exceeds the minimum 60-foot width requirement. As there is no existing woodland
buffer to the rear of the lot immediately north of the mobile home park driveway or
for the three residential lots south of the driveway, staff recommends the required
plantings be installed along the rear lot lines of these four lots. Also, staff
recommends that the woodland buffer be preserved and protected during
construction as a condition of approval.

Along the north property line where the site abuts a planned low-intensity office use
known as Project Silverhawk, staff recommends that the required 50-foot boundary
buffer be reduced to the proposed 15-foot buffer subject to the required plantings as
the low-intensity office use of the site will appear as an industrial use and there will
be security fencing, a drainage easement, and several hundred feet separating the
Unilock site from the proposed building to the north.

Other Issues

Mobile Home Park Buffer

The applicant has not indicated at what point the mobile home park use would be
discontinued and the mobile home park would be permitted to remain as part of
phase one of development that would occur on the large parcel to the west. Though
no boundary buffer is required between phase one and the mobile home park as it is
internal to the Zone Amendment area, staff is concerned that phase one could be
constructed with outdoor storage abutting the property line to the east immediately
adjacent to the mobile home park. Therefore, staff recommends that a Boundary
Buffer B be required between phase one and any occupied unit within the mobile
home park until such time that phase two is developed.

Page 77 of 97



HCRPC Staff Report
December 1, 2016
PAGE 8

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 and
Comprehensive Plans and the Hamilton County Thoroughfare Plan. Provided that
Plant 2 is approved as part of a public hearing where applicable controls can be
reviewed to ensure compatibility with surrounding uses and the gravel area is
reduced, the proposed development would be an acceptable use of the property.
Therefore, staff finds that the development would be appropriate in this location.

RECOMMENDED
MOTION:
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To find consistency with the adopted land use plan and to recommend approval of
case Harrison 2016-01; Unilock Industrial, a request for a zone amendment from “F
PUD SPI-SC” Planned Light Industrial, “F SPI-SC” Light Industrial, and “A SPI-
SC” Single-Family Residence to “GG SPI-SC” Planned Heavy Industrial subject to
the standard covenants for planned districts and the following conditions, variances
and modifications:

Conditions:

1. That the Zoning Compliance Plan for Plant 2 shall be reviewed and approved by
the Rural Zoning Commission for compliance with Section 6-1.2 (c) as part of a
public hearing.

2. That a landscape plan that complies with Sections 12-6, 14-7, and 14-8 of the
Zoning Resolution and Conditions #5 and #6, and Modification #3 below shall
be submitted as part of the Zoning Compliance Plan.

3. That a lighting plan that complies with the Zoning Resolution shall be submitted
as part of the Zoning Compliance Plan.

4. That a signage plan that complies with the Zoning Resolution shall be submitted
as part of the Zoning Compliance Plan.

5. That the existing wooded area indicated to remain along the east property line
shall remain an undisturbed boundary buffer and shall be indicated as outside of
the limits of construction and protected with temporary fencing during
construction.

6. That a Boundary Buffer B shall be installed between phase one and any occupied
unit within the mobile home park in phase two until such time that all mobile
home units are removed from the zone amendment area.

7. That no semi-tractor trailer, commercial, or industrial vehicles shall be permitted
to use the Dry Ford Road access drive.

8. That no gravel parking, access, loading or storage areas shall be permitted within
200 feet of the west property line near Southwest parkway.

Variances:

1. Section 6-1.2 g.4. — That no outdoor storage screening shall be required where
outdoor storage is required to be screened by a solid fence or wall.

2. Table 6-5 — That a maximum building height of 60 feet shall be permitted for the
Plant 1 and Plant 2 buildings where a maximum building height of 35 feet is
permitted.
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3. Section 12-4.5 — That concrete pavers shall be permitted for all parking lot

aisles, access drives and parking spaces, and that gravel shall be permitted within
and’ surrounding outdoor storage areas where asphalt or cement paving is
required provided that all gravel areas shall be paved as part of phase two of
development at the latest.

Modifications:

1.

Section 8-4.6 g. — That the site shall be permitted three access points onto
Southwest Parkway, subject to approval of the County Engineer, where one
access point is permitted for each phase of the development.

2. Section 8-4.6 h. — That the entire lower west fagade containing the entrance to
Plant 1 shall be constructed with 100% masonry materials.

3. Section 14-7 — That a 15-foot wide Boundary Buffer B shall be permitted along
the north property line where a 50-foot wide Boundary Buffer B is required
provided that all required landscaping is installed and maintained within the
reduced buffer area.

AGENCY Dept. Public Works (DPW): Approved
REPORTS: City of Harrison Sanitary Sewer: Report not yet received

Fire Prevention Off. (FPO): Report not yet received

Cincinnati Water Works (CWW): Report not yet received

H. C. Soil & Water (HCSW): Approved

Hamilton County Engineer (HCE): Dedication of right-of-way required

Twp. 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.

Prepared By:

Reviewed By:

Senior Planner

Eric Faz®h¥/ cNu-A

BA

N\
B@azf}fs'

N\ Development Services Administrator
nyder, AICP

Approved By: - D’OM Planning & Development Director

Todd M. Kinskey, AIG#
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SITE PHOTOS

) .“-:{"". .. ._. g
Looking north down Southwest Parkway

R

Looking northwes at the mobile home park within phase two of develont

e

Bird’s eye image of existing wooded area to remain as buffer to east
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EXISTING CONDITIONS
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PROPOSED GRADING PLAN
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PROPOSED PLANT 1 ELEVATIONS AND PERSPECTIVE
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APPLICANT LETTERS

September 8, 2016
{Addendum November 21, 2016)

Bryan D. Snyder, AICP

Development Services Administrator

Hamilton County Department of Planning and Development
138 E. Court 5t. Suite 801

Cincinnati, OH 45202-1237

Dear: Mr. Snyder

Unilock the industry leading manufacturer of Concrete Unit Pavers and Segmental Retaining Walls is
proposing to build a new manufacturing facility to provide additional capacity to support the sales and
growth of their products in the State of Ohio and beyond. The proposed development and real estate
would be located in the Township of Harrison, Hamilton County, Ohio known as PIDN: 560-0050-0203-
00, PIDN: 560-0060-0019-00 and PIDN: 560-0060-0051-00 totaling 39.58 acres.

Unilock is seeking a zone change from “F PUD SPI-SC", “F SPI-SC"” and “A SPI-SC" to "GG SPI =5C"
Planned Heavy Industrial for the aforementioned properties and is also requesting a public/staff review
conference for the approval.

Unilock, a family owned company, has been manufacturing pavers and walls since 1972 with roots in
Toronto, Canada. Over the years Unilock has expanded to become a multinational company with
locations in Ontario, Wisconsin, lllinois, Michigan, Ohio, New York and Massachusetts. Unilock has
focused on developing and promoting the landscape industry for over 40 years and is committed to
providing their customers industry leading product innovation, cutting edge manufacturing technologies
and unrivalled customer support both in the field and the office.

Growth has always been at the forefront with Unilock. With 15 manufacturing facilities, Unilock now
distributes across Canada and to 20 states within the USA. The Harrison site provides an excellent
location to further expand the footprint of the Unilock brand. The site offers tremendous potential to
the core market of Cincinnati and accessible shipping lanes to other major markets including Columbus,
Indianapolis, Louisville and Lexington.

The Harrison site will commence construction with a brand new state of the art manufacturing facility
with a capital investment of approximately 525M. This facility is anticipated to employ approximately 26
people from final commissioning of the plant with an estimated payroll of $1.33M. An additional
manufacturing facility will be required in approximately 7 years with another $25M-$30M in capital
expense. The full build out of the site, based on today's projections, would have approximately 92
employees with a payroll of $5.4M.
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Unilock is anxious to move forward with this exciting project and looks forward to working with the
County of Hamilton to make this project a reality for both the community and Unilock.

Sincerely,

Robert Moser

Unilock

Director of Project Management US
301 Sullivan Road

Aurora, IL 60505

Unilock Ohio
12560 Sheets Road
Rittman, OH 44270
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November 18, 2016

Eric Fazzini

Senior Planner

Hamilton County Department of Planning and Development
Planning and Zoning

138 E. Court St. Suite 801

Cincinnati, OH 45202-1237

Dear Mr. Fazzini.

This letter is in response to two of the comments from your email of Plan
Comments dated November 16, 2016.

First:

= SPI 8-4.6: Modifications will be needed to sections 8-4.6 g.3, h.1, and i.
o What is the status of the extension of Southwest Parkway as this has
bearing on the second proposed driveway to the south.

Unilock has met with REDI Cincinnati as well as Harrison City and Township
officials and ODOT to discuss the design, construction and funding for the
required road extension to suit the requirements of the Unilock site. A
preliminary quote is attached and we are working with the aforementioned
governing bodies to finalize the details, of timing and funding for the road
extension.

Second:

= ltis generally unclear what proposed groundcover will be for the entire
site. Please clearly label desired hard surface and greenspace surfaces.
Gravel is not permitted and would need approval of a variance if desired
for any vehicular areas.

At the start of Phase One of the project Unilock plans of paving all the parking
area with concrete paving stones manufactured at our Rittman Ohio site. The
area that delivery trucks are loaded with outgoing product will also be paved with
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paving stones and aprons from the street entrances into the site/property will be
poured in place concrete. Typically all aprons to man and overhead doors of the
plant/office building will also have poured in place concrete used. All other areas
will be gravel at the start of operations. The plan is to pave the remaining areas of
the site with paving stones in phases with material manufactured on site once the
plant begins production. As such we will request a variance to allow gravel ground
cover in all unpaved areas until such time as the areas are paved.

Please contact me with any questions or comments.

Sincerely,

Robert Moser
Director of Project Management US
Unilock

301 East Sullivan Road

Aurora, IL 60505
bob.moser@unilock.com
630.675.5866

Unilock Ohio
12560 Sheets Road
Rittman, Ohio
330.927.4000

(Attachments: 2)
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HAMILTON COUNTY
REGIONAL PLANNING COMMISSION

RECORD OF PROCEEDINGS —- DECEMBER 1, 2016 PAGE 5
ZONE AMENDMENT: HARRISON 2016-01; UNILOCK INDUSTRIAL
REQUEST: From: “F PUD SPI-SC” Planned Light Industrial, “F SPI-SC” Light Industrial, and

“A SPI-SC" Single-Family Residence
To: “GG SPI-SC” Planned Heavy Industrial

PURPOSE: To construct a concrete paver and retaining wall manufacturing facility including two
manufacturing plant buildings, two accessory buildings, outdoor storage areas and access
drives from Southwest Parkway and Dry Fork

APPLICANT: Glenn Wiley, General Manager, Unilock Ohio Inc. (applicant); Dry Fork Farms LLC and
Candielight Park Ltd (owners)

LOCATION: Harrison Township: southeast of the end of Southwest Parkway extending east to Dry
Fork Road (Book 560, Page 50, Parcel 203 AND Page 60, Parcels 19 and 51)

TRACT SIZE: 39.9 acres (gross)

REPORTS: RECEIVED:  DPW, HCSW, HCE

PENDING: City of Harrison Sanitary Sewer, FPO, CWW, TT
SPEAKERS: E. Fazzini, T. Kinskey, T. Losekamp, B. Moser, J. Swiesk, M. Wohlwend
DISCUSSION: (Summary of Topics)

Staff Comments:

1. E. Fazzini — Review of staff report.

2. The applicant’s letter indicated that Phase || would hopefully be developed within the
next 7 years.

3. The Zoning Resolution permits an applicant to use the existing tree line as part of the
required buffering. The Artis case on Bridgetown Road in Green Township had a
substantial woodland area and instead of putting in plantings that wouldn't have been
as good as a screening, they were allowed to use the existing woodland buffer.

4. Four to five people did come to the Staff Review Conference back in October. A few
questions were brought up about the company, their background, how they operate,
and detention ponds. The applicant did present the grading for review at that time.

5. The second public hearing was recommended because of the 600 foot proximity of
potential impact to the Dry Fork residents.

6. T. Kinskey — The height of the building should not pose a problem for aircraft.

7. The mobile home park is subject to this rezone application.

8. Concur with Mr. Linnenberg and think it would be more appropriate for the Zoning
Commission to consider whether or not they want to keep or remove Condition #1.
This is the staff recommendation and the Zoning Commission will be getting the
meeting minutes from this meeting. They will read that we had this discussion and
they recognize that this board is mostly looking at Land Use.

9. The board has purview to delete Condition #1; we will still present the staff report to
the Zoning Commission. The most recent significant case to recall was the Mercy
West hospital. They came in with plans for a building with plans for several additional
buildings where there were no exact locations detailed. There were a lot of questions
surrounding that and we had them come back before the Zoning Commission. The
point is that you are approving a development, both phases; all we are saying is that
before you build the second phase, they come back before the Zoning Commission to
let them review it.

10. There will be a Zoning Compliance Plan recorded and they will not be giving us the
level of detail on Phase Il of this.
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Public Official Comments:

1.
2.

T. Losekamp — The Township has no objections. We think the plan is a great idea.
There is a sanitary system in the mobile home park and | am not sure the owner is
planning on fixing it or that it will be functional in 7 years. Also the residents that live
on Dry Fork Road are pretty old in age and | am not sure how much longer the folks
that live there will be there. “The likelihood of that mobile home park remaining is
unlikely.

| don’t want to jeopardize the applicant's project by making them come back and it will
help the entire area.

Applicant Comments:

1.

B. Moser — Project Manager. We have no objections to leaving the trees between
the storage area and the mobile home park until Phase |l is ready to begin. That
question has not come up until today and | just consulted with my colleagues and we
would be glad to leave those there until such time. If that is not sufficient we could
add a few more trees to be a good neighbor to the mobile home park.

Our business plan is to build Phase II within 5-7 years and it depends on the
economy. But it will be at least this long until we can utilize this part of the property.
No concrete crushers would be on site. We have the waste hauled off by someone
that is properly licensed to do so and they take it to a place that crushes it and
sometimes reuses it. A lot of times it's used as landfill material. It is used for a base,
since it there is no rebar or anything else in it. We have no crushing on site.

Hours of operation are 6:00am - 4:30pm but as business increases it will be from
6:00am — 6:00pm. As the company grows, we would require two shifts of a 24 hour
operation possibly 6 days a week.

Our nearest facility is in Rittman, OH, about three hours north of Cincinnati. It has
been in operation since 1999 and is about the same size plant, maybe just a bit
smaller.

Functionally, the business will be similar to what is on Broadwell Road, but it will have
a newer generation of equipment and we will make a few other products than what
they make.

We know about the noise ordinances in Harrison Township. We also performed a
noise analysis in our Rittman, OH plant weeks ago and found that most of the noise
from the plant comes from the press. This is the machine where the concrete is
formed into different shapes. That press is inside a sound cabin that has about 4 inch
thick insulated walls. That keeps the noise inside that cabin. When you stand
outside the cabin, the noise will cut down to two-thirds and when you get further away
the noise is less and less. The loudest noise is not from the machine, but rather from
the backup alarms on the forklift and those are required from OSHA. It is also about
which way the wind is blowing and ambient noise, but based on the testing we did in
Rittman, OH we will be in compliance of Harrison Township noise ordinance.

During the Staff Review Conference a few residents were concerned about the water
run-off and we explained it would be regulated by the code.

The existing vegetation will be blocked by a silt fence during construction.

. Concrete dust is a factor no doubt. Most dust comes from cement. The silos are

enclosed cylinders that are open at the top. When the cement is loaded into those
cylinders, it is loaded by air. The air is pressurized in the truck and then conveyed
from a hose into the silo. On the top of the Silo is a vent. It is a small structure that
has filters in it that collects the large particles in it that are rated up to 99% efficient
that are collected into bags and then the exhaust air comes out dust free. Many bags
are recycled. They shake the cement back down the silo and then the filters are
clean for the next loading. Most of the other silos are located inside of the plant and
those silos contain sand and gravel. Around the machine, when you manufacture, it
does create dust, but Unilock’s number one priority is the health and safety of the
employees. Our dust standards are higher than the OSHA standards. We have
several standard operating procedures and we have dust containment systems that
we audit frequently by a third party to ensure we are compliant and not harmful to our
employees and the environment.
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11. | understand Mr. Frank’s comments and | must apologize that | did not provide Mr.
Fazzini with the proper information about what is omitted from the silos. That was an
error on my part. There is nothing that is burned in our plant. The only thing that
makes dust is loading the cement into the silo and a very small amount of dust made
during the manufacturing process, but that is inside a separate building in a sound
cabinet with dust containment systems. | am very confident that we will not have an
issue.

12. J. Swierk — Just to clear up any confusion, Unilock is purchasing both properties,
including the mobile home park. Our plan is not to do anything with the mobile home
park area for 5-7 years.

13. Presented a cross section of the civil drawing to the board that showed the elevation
difference between Phase Il and the mobile homes.

14. Since the Zoning Commission is the body to make the decision concerning Condition
#1, wouldn't they take a recommendation from the Planning Commission board?
Because if we go to the next board and they see the condition approved by this board,
they are going to assume that you were in support of Condition #1.

15. | hear what Ms. Simpson is saying, but the goal for Unilock is to make sure they buy
the property and build the plans as submitted. That is what they expect to do. If plant
1 is operating and it doesn't meet performance standards we can be shut down. That
can happen with plant 2 without going through a zoning process. This whole board in
7 years can be different, neighbors can be different and it can be a slam dunk no for
us, so it's very important that we have both phases approved.

16. M. Wohlwend - Civil Engineer with Wohlwend Enginnering. We have no plans to cut
down any trees that will largely impact the root systems during Phase Il of the project.
The slope area is where the trees are and they will remain.

17. In the staff report it is recommended that there be a second public hearing for Phase
Il of this project. We would like to have this condition waived. We are buying 35+
acres as an investment. If we make this investment and we are only permitted to
build one plant and Phase |l gets denied, it's almost a deal breaker for us. |f we are
non-compliant in the operation of Phase |, we will be shut down by the EPA, the
County, and any other regulatory agencies. That has never happened in our 40 year
history. There is no guarantee in 5-7 years that this board will still be here or that the
public sentiment be as such that they are okay with what we are doing. If that Phase
Il gets denied we have bought a bunch of land that we will never use.

18. We did meet with the mobile home tenants back in October at the Staff Review
Conference in Harrison Township.

19. What the photos don'’t show is quite an elevation difference. Their houses are about
20-25 feet lower than where the plant will be. With the tree line, the residents were
concerned that they did not want to see the plant from their backyards. And we said
we didn’t want them to either, so we are going to leave the trees there. They are very
mature trees. It is a very thickly wooded area back through there. Because of the
elevation drop and the trees you will not see the plant. They will also help with any
noise that may be omitted.

Commissioner Comments:

1. Commissioner Linnenberg — Wonder how far away this building will be from the
local airport that is nearby and will the height of the building be an issue for aircraft?

2. The plans wouldn't come back to us for approval; they would go to the Zoning
Commission. | don't think that we should waive Condition #1, but it's up to the Zoning
Commission to decide because they are the ones that will see the plans further down
the road.

3. Commissioner Okum — Would like to know the hours of operation and if the site will
include concrete pressures for the regeneration of gravel?

4. Wonder if the applicant can leave the tree line between the storage area and the
mobile home park temporarily until Phase 1l is ready to begin.

5. What is the nearest facility that Unilock has?

6. What is the applicant doing to preserve the existing vegetation? Will there be a
boundary protection? Page 93 of 97
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Commissioner Simpson — If the idea is to acquire the mobile home park for Phase |
of the development, | want to give consideration and accommodations regarding
buffering to the residents that will live there.

Notice was provided to the homeowners about the purchase of the trailer park? Feel
comfortable leaving the condition about holding a second public hearing.

Am inclined to leave Condition #1, and feel comfortable in saying that | think the
residents should have a chance to have their concerns voiced at a second hearing.

| don't assume because a couple of residents file complaints after the first Phase that
this body or any other body would say we would not allow them to build Phase II. |
think those residents should be allowed to have those concerns voiced. They have
seen the plan with both plants on it, the buffer is more than sufficient and | don't think
if they don’t have a problem with the plan now, they won't later but if they do, they
have a right to bring that forward in a second public hearing. | think it's always
important for us to encourage the residents to be able to talk to developers and
Townships to voice their concerns. | think it's important for this development to
maintain a relationship with those residents.

. When we have developments like this where there are multiple phases, | feel

comfortable with leaving Condition #1 because a lot will change and can change over
the next 7 years. Things are going to happen between now and then. You are going
to purchase the mobile home park, so you have control over that. | think it's important
for those residents to have an opportunity to provide feedback. | don’t want there to
be a doomsday expectation. | do approve of the concept plan but think you need to
be as thoughtful as you can based on what you expect to happen and | do think it's
important, particularly if your plans change to, to be able to have an additional
opportunity to have a second hearing.

Commissioner Sprague — Wonder if the applicant intends to use the existing tree
line as part of the buffering? My concern is lots of times a buffer might require a
mounding, but it might also kill the existing tree line.

| am in agreement with having Condition #1 removed. My concern is if it left as is, it
could very well jeopardize the development of this project and the risk involved. In all
my years of development | always foresee that some of the residents out there will
complain about traffic, dirt, dust, who knows what. After they build the one plant
someone is going to complain about the second plant and | don't think the second
hearing is fair to the applicant. The applicant deserves the same consideration as
someone else getting a plan approved for a phased development.

Will there not be a Zoning Compliance Plan that will be recorded if approved by the
County Commissioners? The Zoning Compliance Plan will list all of the conditions by
which the PUD was approved and if the applicant wanted to change any one of those
conditions they have to go through this entire process again.

Commissioner Obert — Assuming the facility will be functionally the same as the
business over on Broadwell Road, here in Cincinnati?

How is the noise controlled? And will people be able to hear mechanical operations
at 3:00am?

Concur with Mr. Sprague. There are other regulations that would come into play as
opposed to a zoning violation, such as environmental laws noise resolutions that are
controlling factors over and above holding zoning hostage. If there is an issue
someone will come after them for those issues and let's not jeopardize their ability to
build a good project.

As far as this board is concerned we are looking at Land Use and the land and staff
did their due diligence to look at the entire site, not just Phase | but Phase Il. | have
to agree with Mr. Sprague that this particular condition is not going to make it one or
the other. Whether Condition #1 is in the approval or not, we are not going to make
that determination on it.

This is a PUD; any substantial change to the site then requires a review of the overall
site plan. So between that caveat that deals with the zoning and the other laws
regulating the performance of their facility, | think we are exposing them with
Condition #1 to double jeopardy. If for some reason 10 residents on Dry Fork Road
show up 5 years from now with issues on Phase |l, we need to pay attention to the
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laws that are in place, the mechanisms that we have in zoning and if they change the
plan they know that they have to go back before the board. If they have any
violations, the Township and EPA can come after them but there are several other
statutory regulations and laws that will affect their ability to move on.

Commissioner Franke — Interested to know how much particles come out of the
silos from the plant and drift into the air. When | read Section 6-1.2 (c), the concern is
about odor, dust, gas, noise and refuse. If there is a high risk that your products will
be problematic for the residents along Dry Fork Road and another hearing down the
road, the residents can come in and say that there is all kinds of particles landing on
our yards, houses, cars, and we want the applicant to reconfirm the plant to make
sure none of that escapes. If you are not concerned about that risk, then | don't think
you will have an issue with a second hearing. But if you do have those kinds of
problems then that will be a problem. | don't want to brush this second hearing off
like it's no big deal.

| do not understand what the purpose is for the Zoning Commission to review the plan
again? To tell them no?

| want to make clear that if there is a second hearing and there is a decision made by
the board that they are not in compliance where does that leave them? They have to
change what they do there on the property? | want to know where it leaves them. If it
leaves them unable to build the plant, | am not in favor of Condition #1 being in there
because they already told us economically it makes no sense to come down here and
build one plant.

Commissioner Stillpass — It would seem to me that the applicant would have a
building permit issued. So there is a review process. We are approving the site plan
but | agree with Mr. Franke that | dont understand why they need to come back
before the board for Zoning Compliance. We have already given them the
permission to build it.

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.

Moved: Obert Seconded: Stillpass

AYE: 7 Franke, Linnenberg, Obert, Okum, Simpson, Sprague, Stillpass
NAY: 0

ABSTAIN: 0

To consider approval of case Harrison 2016-01; Unilock Industrial, a request for a Zone
Amendment from “F PUD SPI-SC” Planned Light Industrial, “F SPI-SC” Light

Industrial, and “A SPI-SC” Single-Family Residence to “GG SPI-SC" Planned

Heavy Industrial subject to the standard covenants for planned districts and the
following conditions, variances and modifications:

Moved: Obert Seconded: Sprague

AYE: 7 Franke, Linnenberg, Obert, Okum, Simpson, Sprague, Stillpass
NAY: 0

ABSTAIN: ©

(To the Hamilton County Rural Zoning Commission)
APPROVAL with conditions and variance
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AQ.l J/r

ATTEST: Chairman:

Note: This Record of Proceedings is not an exact transcription, but a condensed version representing the ideas

expressed at the Regional Planning Commission meeting.
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Attachment A

Conditions:

2. That a landscape plan that complies with Sections 12-6, 14-7, and 14-8 of the Zoning Resolution and Conditions #5
and #6, and Modification #3 below shall be submitted as part of the Zoning Compliance Plan.

3. That a lighting plan that complies with the Zoning Resolution shall be submitted as part of the Zoning Compliance
Plan.

4. That a signage plan that complies with the Zoning Resolution shall be submitted as part of the Zoning Compliance
Plan.

5. That the existing wooded area indicated to remain along the east property line shall remain an undisturbed boundary
buffer and shall be indicated as outside of the limits of construction and protected with temporary fencing during
construction.

6. That a Boundary Buffer B shall be installed between phase one and any occupied unit within the mobile home park in
phase two until such time that all mobile home units are removed from the zone amendment area.

7. That no semi-tractor trailer, commercial, or industrial vehicles shall be permitted to use the Dry Ford Road access
drive.

8. That no gravel parking, access, loading or storage areas shall be permitted within 200 feet of the west property line
near Southwest parkway.

Variances:

1. Section 6-1.2 g.4. — That no outdoor storage screening shall be required where outdoor storage is required to be
screened by a solid fence or wall.

2. Table 6-5 - That a maximum building height of 60 feet shall be permitted for the Plant 1 and Plant 2 buildings where a
maximum building height of 35 feet is permitted.

3. Section 12-4.5 — That concrete pavers shall be permitted for all parking lot aisles, access drives and parking spaces,
and that gravel shall be permitted within and surrounding outdoor storage areas where asphalt or cement paving is
required provided that all gravel areas shall be paved as part of phase two of development at the latest.

Modifications:

1. Section 8-4.6 g. — That the site shall be permitted three access points onto Southwest Parkway, subject to approval of
the County Engineer, where one access point is permitied for each phase of the development.

2. Section 8-4.6 h. — That the entire lower west fagade containing the entrance to Plant 1 shall be constructed with 100%
masonry materials.

3. Section 14-7 — That a 15-foot wide Boundary Buffer B shall be permitted along the north property line where a 50-foot
wide Boundary Buffer B is required provided that all required landscaping is installed and maintained within the
reduced buffer area.

Note: Revisions of the Staff recommendations as approved by the Regional Planning Commission are crossed out if
deleted (i.e. deleted-by-RRC) and shown underlined and in uppercase if added (i.e. ADDED BY RPC).
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