
 

 
THE HAMILTON COUNTY BOARD OF ZONING APPEALS 

 
REGULAR MEETING 

 
Room 805-B, Administration Building 

March 13, 2024 
1:00 P.M. 

Peggy Roudebush, Chair/Presiding Officer 

 
 

1. MEETING CALLED TO ORDER 

2. ROLL CALL OF COMMISSIONERS 

3. PLEDGE OF ALLEGIANCE 

4. SWEARING IN OF WITNESSES 

5. ADMINISTRATIVE ITEMS: 

 
ADM04: Approval of Minutes and Affirmation of Resolutions from the February 14, 2024, 

Regular Meeting 
    

6. PUBLIC HEARINGS: 
 
CONDITIONAL USE: 

 
A. CASE:    Green 2024-03; Best Point School   

 REQUEST: CONDITIONAL USE approval for a school use located in an existing “C” Residence 
district. 

APPLICANT: Best Point Educational & Behavioral Health (applicant); Miami Baptist Association 
(owner) 

      LOCATION:                           Green Township: 4008 Westwood Northern Boulevard; on the north side of Westwood 
Northern Boulevard, east of School section Road (Book 550, Page 113, Parcel 194) 

 
VARIANCE: 
 
A. CASE:     Columbia 2024-01; 7008 Cambridge Avenue 

 REQUEST:  To request a variance to allow the construction of a second-floor addition to the    
                                                      existing single-family home with less front yard setback than required in a “C”  
                                                      Residence District 

           APPELLANT:   Joseph & Abigail Katuska (applicant and owner) 
      LOCATION:                            Columbia Township: 7008 Cambridge Avenue, on the north side of   
                                                                Cambridge Avenue east of Berwick Avenue (Book 520, Page 171, Parcel 307) 

 
 
 

7. OLD BUSINESS: 

8. NEW BUSINESS: 

9. DATE OF NEXT MEETING: April 10, 2024 

10. ADJOURNMENT 

_______________________________________________________________________________________________________________ 
  NOTE:   Individuals requiring special accommodations to participate in or attend any meeting or hearing should call the Planning & 
    Development Office at 946-4550, ext. 2, seven days prior to the meeting. 
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HAMILTON COUNTY 
BOARD OF ZONING APPEALS 
 
RECORD OF PROCEEDINGS– FEBRUARY 14, 2024 REGULAR MEETING              PAGE 1 

  
SUMMARY OF ACTIONS 
 

 

PRESIDING OFFICER: 
 

Roudebush 
MEMBERS PRESENT: Rosenberger, Ransenberg, Sullivan, Spraul, Roudebush 

ABSENT: None 
STAFF PRESENT: Snyder 
LOCATION: Room 805, Todd B. Portune Center for County Government (County Administration Bldg.) 
TIME: 1:00 PM – 1:31 PM 

 

  
AGENDA ITEMS 

BZA 
Action 

 
Vote 

Conditions & 
Codes 

 
SWEARING IN OF 
WITNESSES: 
 

 
All those in attendance that provided testimony were 
sworn in by the Chairman of the Board 

 
 

 
 

 

 
ADMINISTRATIVE 
ITEMS: 

 
ADM03: Disposition of Minutes and Affirmation of 

Resolutions from January 10, 2024 

 
Approved 
 

 
4-0-1 

 

 
 
 

 
ZONING VARIANCE: 
 
 

 
Green 2024-01; 3291 North Bend Building Sign 
(ZVGT2023-01) 
 

 
Approved 
 

 
5-0-0 

 

 
1,5 

 

 
CONDITIONAL USE: 

 
Green 2024-02; 4179 Ebenezer Road (CUGT2024-02) 

 
Approved 

 
5-0-0 

 
1,2,5 

 
 
ATTEST: 
 
 

 
 
Chairman________________________                             

 

 
 
Secretary______________________ 
 

 
CONDITIONS 
AND CODES: 

 
1. Approval subject to standard covenants. 
2. Approval subject to conditions recommended in the staff report. 
3. Approval subject to conditions recommended by the RZC. 
4. Approval pending receipt of favorable reports or required revisions. 
5. Approval subject to conditions recommended by BZA. 

 
 
ABBREVIATIONS 
IN MINUTES: 

 
MSD - Metropolitan Sewer District 
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 
 BOARD OF ZONING APPEALS 
 
 RECORD OF PROCEEDINGS – FEBRUARY 14, 2024  PAGE 2 

 
 ADMINISTRATIVE ITEMS 
 

 
ADM03: DISPOSITION OF MINUTES  
 
MOTION: To approve the minutes and affirm the Resolutions of the Regular Meeting of the Board of 

Zoning Appeals, January 10, 2024.  
 
 Moved: Rosenberger Second: Ransenberg 
     
VOTE: AYE:  4 Ransenberg, Spraul, Sullivan, Rosenberger 
 NAY:  0  
 ABSTAIN:  1 Roudebush  
 
ACTION: APPROVED 
 
_________________________________________________________________________________________________ 
 
ADJOURNMENT: The meeting was adjourned at 1:31 PM 
 

 
ATTEST: Chairman:   Secretary:  
 

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

expressed at the Board of Zoning Appeals meeting. 
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 HAMILTON COUNTY 
 BOARD OF ZONING APPEALS 
 
 RECORD OF PROCEEDINGS – FEBRUARY 14, 2024 PAGE 3 

 
ZONING VARIANCE: GREEN 2024-01; 3291 NORTH BEND BUILDING SIGN 
 

 
REQUEST: To request a variance to allow a building sign on the north facade of an existing building in 

an “E” Retail district 
 
APPELLANT: Black Diamond of Cincinnati, LLC (appellant); Stock Real Estate Holdings LLC (owner) 
 
LOCATION: Green Township:  3291 North Bend Road, on the west side of Clover Leaf Lane south of 

North Bend Road (Book 550, Page 71, Parcel 511) 
 
TRACT SIZE: Approximately 0.36 acres 
 
 
SPEAKERS: B. Snyder, C. Stock 
 
DISCUSSION: Staff Comments: 

1. B. Snyder – Review of Secretary’s Report. 
2. We received correspondence from the Green Township Trustees.  They unanimously 

recommend approval with one condition that there should be no additional building 
signage permitted on the eastern façade of the building.  

3. There is no sign on the east side of the building currently.  
4. No variance appears to have been granted for the previous northern building sign. 

  
 Appellant Comments: 

1. C. Stock – I was told by the previous owner that there was a variance on the property. 
Our only issue is the address, no one can find us, and the adjacent property owner 
doesn’t like us parking in their parking lot.  

2. I was told the address and the sign was an issue with the fire department.  
3. We need to explore other ideas for wayfinding, might need directional signs at the 

parking lot or window signs in the front window but we do not need a building sign on 
the easter façade, we are OK with the condition.   

 
Commissioner Comments:  
1. Commissioner Roudebush – Is there signage on the east side? 
2. Commissioner Spraul – Are they the same size on this side? 
3. Commissioner Ransenberg – Is there a variance for the first one? 
4. Commissioner Rosenberger – Can they get a small directional sign on the driveway 

entrance? 
 
MOTION:   To consider approval of case Green ZVGT2024-01; 3291 North Bend Building Sign, a 

request for a variance to allow a building sign on the north facade of an existing building in 
an “E” Retail district with conditions per Attachment A. 

  
 Moved:  Rosenberger  Seconded:  Ransenberg   
 
VOTE: AYE:  5  Ransenberg, Rosenberger, Roudebush, Sullivan, Spraul 
 NAY:  0 

 ABSTAIN: 0 
 
BZA 
ACTION: APPROVAL with Conditions 
_________________________________________________________________________________________________ 
 

ATTEST: 
 
Chairman: 

  
Secretary: 

 

 
 
Note:    This Record of Proceedings is not an exact transcription, but a condensed version representing the ideas expressed at the  
             Hamilton County Board of Zoning Appeals meeting.  
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 Hamilton County Board of Zoning Appeals Record of Proceedings 
  Green 2024-01; North bend Building Sign 

   Page 3.1 
  February 14, 2024 

Attachment A 
 
The Hamilton County Board of Zoning Appeals approves case Green ZVGT2024-01; 3291 North Bend Building Sign, a 
request for a variance to allow a building sign on the north facade of an existing building in an “E” Retail district with the 
following conditions. 
 
Conditions: 

 
1. That no building signage shall be permitted on the eastern side of the building.  
2. That the Zoning Certificate for the building addition shall be obtained within six (6) months of the adoption of this 

Resolution. 
3. That the building addition shall be constructed and maintained in accordance with the plats and plans submitted. 
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 HAMILTON COUNTY 
 BOARD OF ZONING APPEALS 
 
 RECORD OF PROCEEDINGS – FEBRUARY 14, 2024 PAGE 4 

 
ZONING VARIANCE: GREEN 2024-02; SPRINGMYER ELEMENTARY SIGN 
 

 
REQUEST: CONDITIONAL USE approval for a school use located in an existing “B” Residence district 
 
APPELLANT: Chris Brown, Carpenter Sign Service (applicant); Oak Hills Board of Education Local 

School District (owner) 
 
LOCATION: Green Township: 4179 Ebenezer Road, on the west side of Ebenezer Road, north of 

Springmyer Drive (Book 550, Page 232, Parcel 30) 
 
TRACT SIZE: Approximately 8.94 acres 
 
 
SPEAKERS: B. Snyder, C. Brown 
 
DISCUSSION: Staff Comments: 

1. B. Snyder – Review of Staff Report. 
2. We have received correspondence from the Green Township Trustees, and they 

unanimously recommended approval with the same conditions as the staff report.  
3. The streetscapes are reviewed for all sign cases, each situation is different.   
4. The shrubs can be spread out around the sign if all 12 don’t fit around the base.   

  
 Applicant Comments: 

1. C. Brown – I know when we did the sign for Dulles we didn’t have to do shrubs so I 
just want to make sure they’re being treated the same but I don’t believe the school 
will have any issue doing shrubs. 

2. I’m sure the school will not be opposed to the conditions.  
3. Can we spread out the shrubs if 12 are too many to cluster around the base of the 

sign?  
 
Commissioner Comments:  
1. Commissioner Spraul – So staff is suggesting the addition of shrubs? 
2. Commissioner Roudebush – Did the school agree with the conditions? 

 
 
MOTION:   To consider approval of case Green CUGT2024-02; Springmyer Elementary Sign, a 

request for a Conditional Use approval for a school use located in an existing “B” Residence 
district with conditions per Attachment A. 

  
 Moved:  Spraul Seconded:  Sullivan  
 
VOTE: AYE:  5  Ransenberg, Rosenberger, Roudebush, Sullivan, Spraul 
 NAY:  0 

 ABSTAIN: 0 
 
BZA 
ACTION: APPROVAL with Conditions 
_________________________________________________________________________________________________ 
 

ATTEST: 
 
Chairman: 

  
Secretary: 

 

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

Hamilton County Board of Zoning Appeals meeting.  
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 Hamilton County Board of Zoning Appeals Record of Proceedings 
  Green 2024-02; Springmyer Elementary Sign 

   Page 4.1 
  February 14, 2024 

Attachment A 
 
The Hamilton County Board of Zoning Appeals approves Green CUGT2024-02; Springmyer Elementary Sign, a request for 
a Conditional Use approval for a school use located in an existing “B” Residence district with the following conditions. 
 
Conditions: 

 
1. That twelve (12) shrubs shall be planted in the streetscape buffer clustered around the base of the freestanding sign.   
2. That the freestanding sign shall have a maximum area of thirty-two (32) square feet.  
3. That each message or copy shall be displayed for at least eight (8) seconds. 
4. That animation, moving images, or running copy shall not be permitted on the electronic message sign. 
5. That all message or copy changes shall be accomplished instantaneously or in three (3) seconds or less when using a 

fade or dissolve feature.   
6. That the electronic message sign shall be equipped with an auto dimming photocell system to ensure that the brightness 

of the sign will adjust to the amount of natural light depending on the time of day or weather conditions.   
7. That the Zoning Certificate for the electronic message display cabinet shall be obtained within six (6) months of the 

adoption of this Resolution.  
8. That the electronic message display cabinet shall be constructed in accordance with the plats and plans submitted. 
 

10 of 79 



 

RESOLUTION 
GRANTING 

 
CASE NO. GREEN 2024-01 (ZVGT202401) 

FOR THE APPROVAL TO LOCATE BUILDING SIGNAGE ON THE NORTHERN 
FAÇADE WHERE BUILDING SIGNS ARE ONLY PERMITTED ON THE EASTERN 

FACADE OF THE EXISTING BUILDING ON THE PROPERTY IN QUESTION 
 

WHEREAS, Noelle Popp, Black Diamond Pest Control, appellant for Stock Real Estate 
Holdings LLC, owner, on December 15, 2023, filed Case No. Green 2024-01 (ZVGT202401) 
with the Hamilton County Board of Zoning Appeals, under Chapters 21 and 22 of the Zoning 
Resolution, seeking a variation of the literal enforcement of Section 13-12.4(a) of the Zoning 
Resolution as applied to the property located at 3291 North Bend Road, Green Township, 
Hamilton County, Ohio, and 
 
WHEREAS, said property in question being known as Auditors ID Number:  Book 550, Page 
71, Parcel 511, and 
 
WHEREAS, appellant on December 15, 2023, applied to the Hamilton County Zoning Plans 
Examiner seeking a zoning certificate for the construction of a building sign on the northern 
façade of the existing commercial building located on the property in question, and 
 
WHEREAS, said Zoning Plans Examiner acting upon said application on December 15, 2024, 
refused to issue said Zoning Certificate, the reasons being based upon the maps and regulations 
of the Zoning Resolution, and 
 
WHEREAS, a public hearing was held on February 14, 2024, on said case Green 2024-01, 
(ZVGT202401), notice of which hearing was given by regular mail, to parties of interest within 
200 feet of the subject property and, also by publication in a newspaper of general circulation in 
the County, at least ten (10) days prior to the date of said hearing, in accordance with Section 
303.15 of the Ohio Revised Code, and 
 
WHEREAS, Section 1-6 of the Zoning Resolution and the "Green Township District Maps" 
designate said premises to be located in the “E” Retail district, and 
 
WHEREAS, Section 13-12.4 (a) Building Signs 
Any business or other permissible use shall be permitted 1.5 square feet of Building Sign surface 
area for each foot of Building Frontage as measured along the length of the building façade that 
fronts the principal dedicated street, or the facade that contains the main principal entrance to 
the building.  For other Building Frontage, signs may not exceed .75 square foot of sign surface 
area. 
 
WHEREAS, according to the plats and plans submitted to this Board, the appellant is proposing 
to locate one (1) building sign with a total area of 64 square feet on the northern façade of the 
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existing commercial building where the building frontage and main principal entrance are 
located on the eastern façade of the building on the property in question, and 
 
WHEREAS, SECTION 21-2 – AUTHORITY 
The Board of Zoning Appeals, pursuant to Section 303.14 of the Ohio Revised Code, shall have 
the authority to grant variances from the provisions of this Resolution, but only in compliance 
with the procedures, specific instances, and in accordance with each of the standards enumerated 
in this Chapter, and 

WHEREAS, SECTION 22-2 – AUTHORITY 
The Board of Zoning Appeals shall have authority to hear and decide appeals where it is alleged 
there is error in any order, requirement, decision, or determination made by an administrative 
official in the enforcement of this Resolution. 
 
WHEREAS, it is the opinion of this Board, after careful consideration of all the facts, testimony 
and evidence submitted, that the literal enforcement of the strict application of Section 13-12.4(a) 
of the Zoning Resolution will result in a practical difficulty for the owner of the property in 
question, and 
 
WHEREAS, the variation of Section 13-12.4(a) of the Zoning Resolution as applied to the 
property in question in this particular case, will not seriously affect the adjoining property 
owners and the general welfare; 
 
THEREFORE BE IT RESOLVED, that by virtue of the foregoing, the Board of Zoning 
Appeals does hereby approve the variation of Section 13-12.4(a) of the Zoning Resolution and 
that the decision of the Hamilton County Zoning Plans Examiner be, and hereby is, reversed and 
directs the Hamilton County Zoning Administrator to approve the Zoning Certificate for the 
construction of one (1) new 64 square-foot building sign on the northern façade of the existing 
commercial building on the property in question. 
 
 

SUBJECT TO THE FOLLOWING CONDITIONS; 
 

Conditions: 
1. That no building signage shall be permitted on the eastern façade of the building.   
2. That the Zoning Certificate for the building sign on the northern façade of the building 

shall be obtained within six (6) months of the adoption of this Resolution.  
3. That the building sign on the northern façade of the building shall be constructed in 

accordance with the plats and plans submitted. 
 
 
BE IT FURTHER RESOLVED, that all plats, plans, applications, and data submitted be, and 
hereby are, made a part of this Resolution. 
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ADOPTED, at a regularly scheduled meeting of the Hamilton County Board of Zoning Appeals 
in session this 14th, day of February, 2024 
 
 

Mr. Ransenberg Yea, Mr. Rosenberger Yea, Mrs. Roudebush Yea 
Mr. Spraul Yea, Mr. Sullivan Yea 

 
 

APPROVED:  Motion to approve the variance requested 
 

 
 

 
______________________________                              _________________________ 
              Peggy Roudebush                                                     Bryan Snyder, AICP 
             Chair of the Board                                   Development Services Administrator 
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RESOLUTION 
GRANTING 

 
CASE NO. GREEN 2024-02 (CUGT202402) 

FOR THE APPROVAL OF A CONDITIONAL USE CERTIFICATE FOR AN 
ELECTRONIC VARIABLE MESSAGE DISPLAY ON AN EXISTING FREESTANDING 

SIGN FOR THE EXISTING SCHOOL USE ON THE PROPERTY IN QUESTION 
 

WHEREAS, Chris Brown, Carpentar Sign Service applicant and Oak Hills Board of Education 
Local School District, owner, on January 8, 2024, filed Case No. Green 2024-02 (CUGT202402) 
with the Hamilton County Board of Zoning Appeals, under Chapters 17, 21, and 22 of the Zoning 
Resolution, seeking a Conditional Use Zoning Certificate for the replacement of an existing  manual 
reader board with a new electronic variable message display sign to be mounted on the existing 
freestanding sign for the existing school use on the property located at 4179 Ebenezer Road, Green 
Township, Hamilton County, Ohio, and 
 
WHEREAS, said property in question being known as Auditors ID Number:  Book 550, Page 232, 
Parcel 30, and 
 
WHEREAS, said applicant on June 9, 2023 submitted an application to the Hamilton County 
Board of Zoning Appeals seeking a Conditional Use Zoning Certificate to allow replacement of an 
existing manual reader board with a new sixteen (16) square-foot electronic variable message 
display cabinet mounted on the existing freestanding sign frame on the property in question, and 
 
WHEREAS, the Administrator of the Board of Zoning Appeals reviewed said application in 
accordance with Section 17-4 of the Zoning Resolution and scheduled a hearing date of February 
14, 2024, and  
 
WHEREAS, a public hearing was held on February 14, 2024 on said Case No. Green 2024-02 
(CUGT202402), notice of which hearing was given by regular mail, to parties of interest within 200 
feet of the subject property and also by publication in a newspaper of general circulation in the 
County, at least ten (10) days prior to the date of said hearing, in accordance with Section 303.15 of 
the Ohio Revised Code, and 
 
WHEREAS, Section 1-6 of the Zoning Resolution and the "Green Township District Maps" 
designate said premises to be located in the “A” & “B” Residence districts, and 
 
WHEREAS, SECTION 17-1 – PURPOSE. 
Conditional uses are those uses having some special impact or uniqueness which require a careful 
review of their location, design, configuration and special impact to determine, against fixed 
standards, the desirability of permitting their establishment on any given site. They are uses, which 
may or may not be appropriate in a particular location depending on a weighing, in each case, of the 
public benefit against the local impact, the amelioration of any adverse impacts through special site 
planning, and development techniques and contributions to the provision of public improvements 
and rights-of-way. 
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WHEREAS, Chapter 17 – Conditional Uses, Sections 17-1 to 17-7, as applicable in this 
particular case, were considered as the requirements for the application of a Conditional Use 
Certificate, and 

WHEREAS, SECTION 17-2 – AUTHORITY 
The Board of Zoning Appeals may, in accordance with the procedures and standards set out in this 
Chapter, and other regulations applicable to the district in which the subject property is located, 
approve by resolution those uses listed as conditional uses in the Table in Section 17-12, in the 
Table of Permissible Uses in Chapter 3, or in any other part of this Resolution  
 

WHEREAS, according to the plats and plans submitted to the Board, the applicant is proposing to 
replace an existing manual reader board with a new sixteen (16) square-foot electronic variable 
message display cabinet mounted on the existing freestanding sign frame for a total freestanding 
sign size not to exceed thirty-two (32) square feet on the property in question, and 
 
WHEREAS, it is the opinion of this Board, after careful consideration of all the facts, testimony and 
evidence submitted, and the literal enforcement of the strict application of Sections 17-1 through 17-
7 of the Zoning Resolution, that the proposed use is appropriate in this location and that denying 
the Conditional Use as applied for in this particular case will result in unnecessary hardship to the 
owners of the property in question, and 
 
WHEREAS, to issue a Conditional Use Certificate and allow the Conditional Use as applied for in 
this specific case will not seriously affect any adjoining property owners or the general welfare; 
 
THEREFORE BE IT RESOLVED, that by virtue of the foregoing, the Board of Zoning Appeals 
does hereby permit the Conditional Use as applied to the property in question and directs the 
Hamilton County Zoning Administrator to issue the Conditional Use Certificate to allow the 
construction of an electronic variable message display cabinet on the existing freestanding sign on 
the property in question. 
 

SUBJECT TO THE FOLLOWING CONDITIONS; 
 
Conditions: 

1. That twelve (12) shrubs shall be planted in the streetscape buffer clustered around the base 
of the freestanding sign.   

2. That the freestanding sign shall have a maximum area of thirty-two (32) square feet.  
3. That each message or copy shall be displayed for at least eight (8) seconds. 
4. That animation, moving images, or running copy shall not be permitted on the electronic 

message sign. 
5. That all message or copy changes shall be accomplished instantaneously or in three (3) 

seconds or less when using a fade or dissolve feature.   
6. That the electronic message sign shall be equipped with an auto dimming photocell system 

to ensure that the brightness of the sign will adjust to the amount of natural light depending 
on the time of day or weather conditions.   
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7. That the Zoning Certificate for the electronic message display cabinet shall be obtained 
within six (6) months of the adoption of this Resolution.  

8. That the electronic message display cabinet shall be constructed in accordance with the plats 
and plans submitted. 

 
Variance: 

1. Section 13-10.2 – That the site shall be permitted to have an electronic message display sign 
on the property where electronic message display signs are prohibited. 

 
 
BE IT FURTHER RESOLVED, that all plats, plans, applications, and data submitted, be and 
hereby are made a part of this Resolution. 
 
ADOPTED, at a regularly scheduled meeting of the Hamilton County Board of Zoning Appeals in 
session this 14th, day of February, 2024 
 
 

Mr. Ransenberg Yea, Mr. Rosenberger Yea, Mrs. Roudebush Yea 
Mr. Spraul Yea, Mr. Sullivan Yea 

 
 

APPROVED:  Motion to approve the requested Conditional Use  
 

 
 

 
______________________________                              _________________________ 
              Peggy Roudebush                                                     Bryan Snyder, AICP 
             Chair of the Board                                   Development Services Administrator 
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 STAFF REPORT 

 
FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON MARCH 13, 2024 

 
BZA CASE: 

 
GREEN 2024-03 (CONDITIONAL USE REQUEST) 

BEST POINT SCHOOL  
 
REQUEST: 
 

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

PURPOSE: 
 

To convert an existing church building into a school use including a 7,125 square-foot 
building addition, a 7,480 square-foot outdoor play area and utilization of the existing 
parking lot and existing curb cut onto Westwood Northern Boulevard       
 

APPLICANT: 
 

Best Point Educational & Behavioral Health (applicant); Miami Baptist Association 
(owner) 
 

LOCATION: 
 

Green Township:  4008 Westwood Northern Boulevard; on the north side of Westwood 
Northern Boulevard, east of School Section Road (Book 550, Page 113, Parcel 194) 
 

SITE 
DESCRIPTION: 

Tract Size: Approximately 8.15 acres 
Frontage: Approximately 333 feet on Westwood Northern Boulevard 
Topography: Relatively flat with slopes along perimeter and in northern portion 

of the site near the existing pond 
Existing Dvlpmt: Vacant church with associated parking and with a pond and woods 

in northern portion of the site 
 

SURROUNDING 
CONDITIONS: 

 ZONE 
North: “C” Residence  
South: “C” Residence 
East: “R-1” Residence 
West: “C” Residence 

LAND USE 
Single-family homes  
Single-family homes  
Single-family homes (city of Cheviot) 
Single-family homes  
 

 
SUMMARY OF 
RECOMMENDATIONS 

 
 

APPROVAL with Conditions and a Variance 
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HCRPC Staff Report 
March 13, 2024 

Page 2 

 

PROPOSED USE: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PREVIOUS BZA 
ACTION: 
 

The applicant is requesting a Conditional Use to utilize an existing church building for 
a school use.  This would include the demolition of a portion of the building and 
construction of an approximately 7,125 square-foot building addition.  According to the 
applicant letter, “Best Point is a nonprofit organization specializing in education, 
behavioral, therapeutic, and autism services for children in the greater Cincinnati area.”  
The structure would include classrooms, conference rooms, and other school-related 
offices, as well as a recreational room.   The building addition would replace a portion 
of the church that extends south from the existing building towards Westwood Northern 
Boulevard.  A portion of the existing canopy leading to the entrance would be removed.  
The site would continue to utilize the existing curb-cut onto Westwood Northern 
Boulevard for access.   The existing 99-space parking lot located west of the building 
would be utilized.  It appears that there are no plans for the northern parking lot.  A 
fenced-in 7,480 square-foot outdoor play has been identified north of the existing 
building.  The existing pond located to the north and the existing vegetation located 
around the pond would remain.  It appears there are no plans to alter the stub of Simca 
Lane which is currently blocked to through traffic.  To date, a landscaping plan, lighting 
plan, signage plan and parking analysis have not been submitted.   
 
In March of 2000, a variance was approved for the Lakewood Baptist Church, which 
formerly occupied the site, for a taller and larger freestanding ground sign than 
permitted in the Zoning Resolution.  Specifically, the approval permitted a 40 square-
foot sign at 14 feet in height.   
 

  
ANALYSIS: 
 

Compliance With General Considerations For Conditional Uses 
 
In accordance with Chapter 17 of the Zoning Resolution in order to approve a 
Conditional Use, the Board of Zoning Appeals shall make a finding that the proposed 
use is appropriate in the location where it is proposed.  That finding must be based on 
the following considerations as contained in Section 17-6 as well as the specific criteria 
identified in Section 17-7. 
 

 Spirit and Intent:  The proposed use and development shall comply with the spirit 
and intention of the Zoning Resolution and with district purposes.  
Findings:  Staff finds that a school use is permissible in the “C” Residence Districts 
as a conditional use and that the proposed improvements would comply with the 
spirit and intention of the Zoning Resolution.  The proposed building addition would 
comply with setback and height requirements of the district.  To date, the applicant 
has not submitted a landscape plan, lighting plan, signage plan, or parking analysis.  
Details on these issues are discussed below.   
 

 No Adverse Effect:  The proposed use and development shall not have an adverse 
effect upon adjacent property or the public health, safety, morals and general 
welfare. 
Findings:  It is likely that the proposed school use would create additional activity 
during weekday mornings and afternoons where the previous church use likely 
generated more traffic and noise during the weekends.  However, this additional 
weekday activity would likely be minimal and less intense than some church-related 
functions.  Further, the northern portion of the property, including the pond and 
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HCRPC Staff Report 
March 13, 2024 

Page 3 

 

woods around the pond would remain undisturbed.  The proposed building addition 
would not be located any closer to the residential areas located to the west, north 
and east.  Further, the proposed addition would not extend any closer to Westwood 
Northern Boulevard and would be well outside of the required minimum front yard 
setback as the building addition would be 90 feet from the right-of-way.  The 
proposed fenced-in play area would be located behind the existing building and 
mature trees exist between the homes located to the east and this play area.  A fence 
is also proposed along the southern portion of the pond.  No details have been 
submitted regarding the proposed fencing and staff finds that all fencing on site 
should meet the requirements of the Zoning Resolution.  A six-foot privacy fence is 
permitted around this proposed play area since the play area would be located in 
the rear yard.  It also appears that mature vegetation around the site would also be 
preserved.  Staff finds that these mature trees provide an adequate buffer and 
recommends that they be preserved and not removed as part of the redevelopment 
of the site.  The stub of Simca Lane is proposed to remain closed to through traffic 
so no additional traffic would traverse through this area and all school traffic would 
be entering and exiting off Westwood Northern Boulevard.    
 

 Protection of Public Interests:  The proposed use and development should respect, 
to the greatest extent practicable, the natural, scenic and historic features of 
significant public interest. 
Findings:  There are no known features of significant public interest. 

 

 Consistent with Adopted Plans:  The proposed use and development shall, as 
applicable, be consistent with objectives, policies and plans related to land use 
adopted by the Board of County Commissioners. 
Findings:  Green Township has an adopted Land Use Plan for this area.  The 
designation for the property is listed as ‘Public, Semi-Public Institutional’ and the 
proposed development would be consistent with the adopted Green Township Land 
Use Plan.   

 
Compliance With Specific Conditional Use Criteria As Per Section 17-7 

 
Schools (and related uses) in Residential districts must comply with the following 
specific criteria: 

 
17-7-(1): Measures shall be taken to minimize the impact of potential nuisances such 
as noise, odor, vibration, and dust on adjacent properties. 
Findings:  With the preservation of the existing mature vegetation around the 
perimeter of the site, the additional noise, odor, vibration, or dust would be minimal.    
 
17-7-(o) (1): Landscaping shall be installed in accordance with one of the following 
buffers as described in detail in chapter 14:  
  1). Boundary Buffer A (shown in Fig. 14 A) 
  3). Streetscape Buffer (shown in Fig. 14 C). 
Findings:  The applicant has not submitted a landscape plan and a boundary buffer 
‘A’ is required around the perimeter of the site.  Staff finds that overall, the existing 
mature vegetation surrounding the site would likely provide a more adequate buffer 
than tearing out the existing mature vegetation and replacing it with new plantings 
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which would take years to mature.  Therefore, staff finds that existing vegetation 
around the perimeter of the site should be required to remain undisturbed.  
However, there is one area along that western property line where vegetation does 
not exist.  Specifically, along the western property line after the first 180 feet from 
the right-of-way of Westwood Northern Boulevard extending north along the 
existing parking lot to a distance of approximately 130 feet where limited vegetation 
exists, staff finds that a boundary buffer ‘A’ should be installed.  With this additional 
landscaping, this project would provide sufficient screening from the existing 
residences that abut the property.  Further, it does not appear that a streetscape 
buffer exists along Westwood Northern Boulevard and staff finds that one should 
be installed in compliance with the Zoning Resolution. 
 
17-7-(p) (3): One sign permitted at a maximum of 32 square feet. 
Findings: A freestanding monument style sign exists along Westwood Northern 
Boulevard and the applicant has not submitted any plans to modify the sign.  As 
stated previously, this sign had already received a variance to be larger and taller 
than permitted.  Therefore, staff supports the variance needed in order for the sign 
to remain as is. 
 
17-7-(s): All exterior lighting shall be directed away from adjacent residential 
properties. 
Findings: Lighting exists on the site, and it appears that the applicant proposes to 
utilize the existing lighting.  However, it is unclear if the existing lights are cutoff 
fixtures with height and illumination levels that meet the requirements of the Zoning 
Resolution.  Staff finds that a lighting plan should be submitted that meets the 
minimum requirements of the Zoning Resolution. 
 

 
Zoning Compliance 

 
Table 12-4 – Parking Stall and Aisle Dimensions 
This table requires a minimum width of 24 feet for aisle width and a minimum of 19 
feet for length of stall. 
Findings:  It appears that the applicant would stripe 99 parking spaces in the existing 
southernmost parking lot.  However, the typical dimensions for the spaces and the 
widths of the drive aisles have not been identified.  Staff finds that all aisle widths and 
parking stall lengths should meet the requirements of the Zoning Resolution. 

Section 12-6 – Landscaping for Vehicular Areas 

This section (based on the number of parking spaces) establishes the minimum 
landscape area and the amount of landscaping (trees and shrubs) required to be located 
within the interior of the parking lot. 
Findings:  As stated, a landscaping plan has not been submitted.  Interior parking lot 
landscaping would be required in the existing parking lots that are located on the site.  
Staff recognizes that four interior parking lot landscape islands with a total of six trees 
exist within the existing parking lot.  However, the interior parking lot landscaping 
island area and materials have not been calculated to identify if any additional islands 
or materials are required.  Staff finds that a landscaping plan in accordance with this 
section should be submitted as part of the Zoning Compliance Plan. 
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Other Issues 

Parking 
It appears that a parking analysis has not been submitted and without knowing the ages 
of the children in each classroom, it is difficult to determine the exact amount of parking 
required.  However, the site appears to be significantly overparked as the submitted floor 
plans identify a total of eight classrooms with no auditorium seating.  Further, it does 
not appear that the applicant has any plans for the existing northern parking lot.  Staff 
recognizes that this parking lot could be paved and utilized for an outdoor play area or 
overflow parking if needed.  The excess parking area could also be removed and planted 
with grass, which would also help reduce the amount of interior landscaping required as 
discussed above.  Staff finds that the applicant should identify the northernmost paved 
area’s future use and intent on the plan and that the use of the area shall comply with all 
requirements of the Zoning Resolution. 
 
Future Residential Lots 
The plan indicates ‘potential residential lots’ north of the existing pond and at the end 
of the Amylynn Drive stub.  However, no lot lines or details have been submitted.  Since 
the conditional use application for the church use applies to the entire site, staff finds 
that any further subdividing of the property should be subject to an additional and future 
review and approval by the Board of Zoning Appeals. 

  
  
CONCLUSION: 
 

The above findings indicate that the proposed development meets the requirements of 
Section 17-6, General Considerations for Conditional Uses and Section 17-7, Specific 
Criteria Pertaining to Conditional Uses, with the conditions listed below.  The proposed 
school building, parking lot and fenced-in play area with the existing vegetation 
preserved around the perimeter of the site would not likely have a negative impact on 
any adjacent residents.  With the installation of a streetscape buffer along Westwood 
Northern Boulevard and a landscape plan and lighting plan that conforms to the Zoning 
Resolution, staff finds that the development complies with the intentions of the 
Conditional Use review.  

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

Columbia 2024-03; Best Point School, a request for Conditional Use approval subject 
to the following conditions: 
 

Conditions: 
1. That a landscape plan that complies with Sections 12-6, 14-7 and 14-8 of the Zoning 

Resolution, and with Conditions #3 and #4 below, shall be submitted as part of the 
Zoning Compliance Plan. 

2. That all existing vegetation located along the perimeter of the site and in the northern 
portion of the site located north of the existing northernmost parking lot and 
driveway that extends west to the Simca Lane stub shall remain undisturbed.  

3. That a Boundary Buffer ‘A” shall be installed along the western property line where 
existing vegetation does not exist, specifically to be located after the first 180 feet 
from the right-of-way line extending north along the existing parking lot for a 
distance of 135 feet. 
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4. That a lighting plan in compliance with the requirements of the Zoning Resolution 
shall be submitted as part of the Zoning Compliance Plan.  

5. That all fencing shall meet the requirements of the Zoning Resolution. 
6. That the development shall meet the parking aisle widths and parking stall 

dimensions in accordance with the Zoning Resolution. 
7. That a parking analysis shall be submitted as part of the Zoning Compliance Plan. 
8. That the plans and intent for the northernmost parking area shall be submitted as part 

of the Zoning Compliance Plan. 
9. That there shall be no residential use of any portion of the property unless the area 

is removed from the conditional use by the Board of Zoning Appeals. 
10. That the applicant shall obtain all necessary zoning permits within 90 days. 
11. That the proposed school development shall be constructed in accordance with the 

plats and plans submitted. 
 
Variance: 
1. Section 17-7(p)(3) and Section 13.5 – That the site shall be permitted to have a 

freestanding monument sign with a maximum size of 40 square feet and a 
maximum height of 14 feet where a maximum size of 32 square feet and a 
maximum height of eight feet is permitted. 

  
  

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: 
  

Principle Planner 
 John S. Huth, CNU-A  

 
 

Reviewed by: 
  

Development Services Administrator 
 Bryan D. Snyder, AICP  

 
 

Approved by: 
  

Executive Director 
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SITE PHOTOS 

 
View of the site looking northeast from Westwood Northern Boulevard (Google Streetview) 

 
 

 
View of the site looking northwest from Westwood Northern Boulevard (Google Streetview) 

 

 
View of the site looking west from Simca Lane street stub (Google Streetview) 
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SITE PLAN
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ELEVATIONS 
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FLOOR PLAN 
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APPLICANT’S LETTER
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 SECRETARY’S REPORT 

 
FOR CONSIDERATION BY THE BOARD OF ZONING APPEALS ON MARCH 13, 2024 
 

BZA 
CASE: 

 
COLUMBIA 2024-01 (Variance Request) 

7008 CAMBRIDGE AVENUE 
 

REQUEST: 
 

To request a variance to allow the construction of a second-floor addition to the 
existing single-family home with less front yard setback than required in a “C” 
Residence District 

  

APPLICANT: 
 

LOCATION: 

Joseph & Abigail Katuska (applicant and owner) 
 

Columbia Township:  7008 Cambridge Avenue, on the north side of Cambridge 
Avenue east of Berwick Avenue (Book 520, Page 171, Parcel 307) 

 
SITE 
DESCRIPTION: 

 
Tract Size: 

 
Approximately 0.095 acres 

Frontage: Approximately 35 feet on Cambridge Avenue 
Zone District: “C” Residence  
Existing Dvlpmt: Single-family house  

 

SURROUNDING 
CONDITIONS: 

 

 
 
ZONE 

 
LAND USE 

North: “C” Residence Single-family homes  
South: Mariemont Zoning Single-family homes (Mariemont) 
East: “C” Residence Single-family homes  
West: “C” Residence Single-family homes  

  

  

REQUEST: 
 
 
 
 
 
 
 
 
 
 
 
 
FINDINGS: 

The applicant is proposing to renovate an existing one-story home to include the 
addition of a complete second story.  The proposed second-floor addition would 
contain a pitched roof with shake siding.  The nonconforming house is located 
approximately 23 feet from the front property line and contains a front porch that 
extends beyond the front of the home to approximately 16 feet 9 inches from the 
front property line.  The proposed second floor addition would extend over the 
entire first floor and extend out over the front porch and would include three 
bedrooms and two bathrooms.  The addition would be located approximately 16 
feet 9 inches from the front property line, same as the existing porch.  The addition 
would require a variance to the minimum front yard setback.  The applicant states 
that they considered a first-floor only renovation and expansion but that would have 
necessitated multiple variances.   
 
Setback Variance Request:  Front Yard Setback Variance from 23 feet to 16 feet 9 
inches. 
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The existing home currently does not meet the required 30-foot front yard setback 
in the “C” Residence District. This is true even if the home did not have a porch on 
the front as the main structure is located 23 feet from the front property line.  The 
structure was built in 1934, prior to adoption of zoning in Columbia Township, and 
is considered a legal noncomplying structure.  The Zoning Resolution includes a 
section that allows for an average alignment of existing noncomplying structures to 
reduce the required front yard setback for older residential areas.  All the homes on 
the street appear to have been constructed at the same 23-foot setback line, 
including the homes on either side of the subject property.  The required front yard 
setback for this property is 23 feet.  With the existing front porch, the structure is 
located approximately 16 feet 9 inches from the front property line.  Unenclosed 
porches are permitted to extend up to 10 feet into the required front yard, so the 
existing porch is permitted to have the current setback.  However, building 
additions, such as the one proposed to extend above the front porch, are required to 
meet the setbacks of the district, in this case 23 feet.  Therefore, the appellant is 
requesting a front yard setback variance of 6 feet 3 inches for the building addition.  
 
The house is located on a narrow lot, which is only 35 feet wide, and the required 
side yard setbacks are five feet.  The house appears to be shifted towards the eastern 
property line and expanding out the rear of the home in this area would likely 
require a side yard setback variance along the eastern property line.  It appears that 
the only direction to build an addition onto the house without a setback variance 
would be to expand the home into the rear property along the western property line.  
The lot is relatively deep so a rear yard setback variance would likely not be needed 
in this scenario.  The proposed second-floor addition could be revised to not include 
the area over the porch, thereby eliminating the need for a variance.  The addition 
over the porch appears to be mainly for the desire to include a 4th bedroom in the 
house.     
 
Though the proposed addition does not meet the 23-foot setback requirement in the 
front yard, it would not extend further into the front yard than the existing structure 
including the porch. The existing front porch location would match the front 
alignment of the proposed second story addition.  The home and proposed addition 
would be aligned with the other non-conforming homes along the north side of the 
street.  There are a mix of one and two-story homes along Cambridge Avenue so 
the second-floor additional should not look out of character for the area.  There is a 
large tree on the adjacent property to the east which does provide some screening 
from Cambridge Avenue.  For the reasons stated above, the proposed addition 
would not likely have a negative impact on the neighborhood.   
 
The adjacent property to the west received a variance for a chicken coop with less 
setback than required.  Three properties on Berwick Avenue to the west received 
variances for fences.  Two new houses on Berwick Avenue received front and rear 
yard variances.  This area of Columbia Township generally includes homes and 
properties that predate adoption of zoning and setback variance requests are 
consistent with the noncomplying character of this area.   
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STANDARDS: Table 4-6 – Minimum Yard Requirements in the “C” Residence District 
Provides in relevant part:  Front Yard: 30 feet 
 
Section 4-1.5(a) – Front Yard Setback Alignment with Adjacent Lots 
Provides in relevant part:  Alignment setbacks and/or front yard depths are not 
required to exceed the average minimum depths of the existing front yards on the 
lots adjacent to them on each side.  
 
This case includes an “area variance” request based on “practical difficulties” and 
not a “use variance” based on “unnecessary hardship” or “undue hardship.”  In 
addition to the findings above and testimony offered at the public hearing, the 
following factors should be used to determine if the proposed addition should be 
permitted to have a 16-foot 9-inch front yard setback where a 23-foot front yard 
setback is required on the residential property: 
 

1. Can the property in question yield a “reasonable return” or be used in any 
beneficial way without the variance? 

2. Is the variance a substantial deviation from the zoning code? 
3. Will the essential character of the neighborhood be substantially altered or 

would adjoining properties suffer substantial detriment as a result of the 
variance? 

4. Will the variance adversely affect the delivery of governmental services, 
such as garbage removal, sewage disposal, or water lines? 

5. Did the property owner purchase the property with knowledge of the zoning 
restrictions?  

6. Can the property owner’s predicament be feasibly obviated through some 
method other than a variance?  In other words, does the property owner have 
a remedy other than a variance, which would alleviate the problem?  

7. Will the spirit and intent behind the zoning requirement be observed and   
substantial justice done by granting the variance? 

  
  
BOARD’S ACTION: 
 

The Board is to consider the application for a variance to allow the applicant to 
construct an addition with less front setback than required for the existing 
noncomplying home on the property in question.   

  
 
JSH/BDS 
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SITE PHOTOS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Looking southeast from Cambridge Avenue  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Looking southwest from Cambridge Avenue  
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