
                                                                                               

 

AGENDA 

 
THE HAMILTON COUNTY REGIONAL PLANNING COMMISSION 

Room 805, County Administration Building 
138 East Court Street 
Cincinnati, OH 45202 

______________________ 

 

DECEMBER 1, 2016   

______________________ 

 

Administrative Session – 12:30 PM 

Development Review Session – 1:00 PM 

 
David Okum, Chairperson/Presiding Officer 

 

1. ADMINISTRATIVE SESSION 
SESSION CALLED TO ORDER 
 
ROLL CALL OF COMMISSIONERS 
 
ADMINISTRATIVE ACTIONS: 

A. ADM 33: RPC Financial Report – November    
B. ADM 34: Disposition of Minutes, November 3, 2016 Regular Meeting 
C. ADM 35: Election of Officers (Discussion, recommendation, appointment January, 2017) 
D. ADM 36 Election of 2017 OKI Representative 
E. ADM 37: Set Public Hearing for Consideration of Adoption of Hamilton County Thoroughfare 

 Plan Text 
 
 

PROGRAM REPORTS: 
Zoning Services  Systems / Data Products  
Planning Partnership  Community Planning 
Community Development OKI Board of Trustees 
Other Reports 

 

2. DEVELOPMENT REVIEW SESSION:  
SESSION CALLED TO ORDER 

PRELIMINARY SUBDIVISION PLANS: 
 
A. NAME: Anderson 16-05; Woods at Forest Hills Revision     

REQUEST: To revise the boundary of the approved Woods at Forest Hills subdivision   
PURPOSE: To construct a 48-lot single family residential subdivision  
APPLICANT: Joseph Farruggia, Coldstream Area Development, LLC    
OWNER: Forestville Reality General Partnership and Coldstream Area Development, LLC 
LOCATION: Anderson Township: On the south side of Hopper Road (opposite Innisfree 

Lane), approximately 1,250 feet west of the Hopper Road and Eight Mile Road 
intersection (Book 500, Page 113, Parcels 17 & 32-35) 
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B. NAME: Anderson 16-06; Parke Place at Coldstream Revision     
REQUEST: To revise the boundary of the approved Parke Place at Coldstream subdivision    
PURPOSE: To construct a 32-lot single family residential subdivision 
APPLICANT: Joseph Farruggia, Coldstream Area Development, LLC    
OWNER: Forestville Realty General Partnership 
LOCATION: Anderson Township: On the north side of Ayers Road, approximately 1,500 feet  
   east of the Ayers Road and Asbury Road intersection (Book 500, Page 181,  
   Parcels 4 & 5 AND Page 182, Parcels 1 & 13 AND Page 184, Parcel 49 AND  
   Parcel 42 & 44) 

 
COUNTY ZONING MAP AMENDMENT:  

   
A. 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 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 acess 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) 

 
TOWNSHIP ZONING MAP AMENDMENT:  

   
A. CASE:  Colerain ZA2016-08; 9869 Colerain Avenue – Raising Cane’s    
 REQUEST: Substantial Modification of an existing “PD-B” Planned Development Business 

 District   
 PURPOSE:  To demolish the existing fast food restaurant building and redevelop the property 

 for a new restaurant use  
APPLICANT:  Drew Gatliff, MA Architects (applicant), Colerain Land Company LLC (owner) 
 LOCATION: Colerain Township: 9869 Colerain Avenue; on the northwest  corner of the 

Haverkos Court and Colerain Avenue intersection (Book 510, Page 111, Parcel 
25) 

 

3. ADJOURNMENT 

 

NOTE: Individuals with disabilities requiring special accommodations to participate in or attend any meeting or hearing 
 should call the Planning & Development Department at 946-4550 seven days prior to the meeting. 

 
>>>>FOR ADDITIONAL INFORMATION ON ANY AGENDA ITEM, PLEASE CALL 946-4550<<<< 
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Hamilton County Regional Planning Commission 

CHAIRPERSON ROTATION 

 

 CHAIR VICE-CHAIR  

 

2007 Larry Sprague Donald Misrach 

2008 Donald Misrach John Linnenberg 

2009 John Linnenberg David Okum 

2010 David Okum Hal Franke 

2011 Hal Franke Larry Sprague 

2012 Larry Sprague John Linnenberg 

2013 John Linnenberg Cecil Thomas 

2014 Merrie Stillpass Jim Obert 

2015 Jim Obert David Okum 

2016 David Okum Hal Franke 

2017 Hal Franke Larry Sprague 

2018 Larry Sprague John Linnenberg 

2019 John Linnenberg Yvette Simpson 

2020 Yvette Simpson Merrie Stillpass 

2021 Merrie Stillpass Jim Obert 

2022 Jim Obert David Okum 

2023 David Okum Hal Franke 

 

Chair Rotation Policies: 

1. Officers are subject to election at the first Regular Meeting of the calendar year. 

2. New members are placed at the end of the rotation, even if filling an unexpired term. 

3. Chair or Vice-chair responsibilities can be voluntarily waived in which case the member will 

be moved to the bottom of the rotation. 

 

OKI REPRESENTATIVE ROTATION 

 

 REPRESENTATIVE ALTERNATE 

2008 Roxanne Qualls Mel Martin 

2009 David Okum Mel Martin 

2010 David Okum Todd Kinskey 

2011 David Okum Todd Kinskey 

2012 David Okum Merrie Stillpass 

2013 David Okum Merrie Stillpass 

2014 David Okum Merrie Stillpass 

2015 David Okum Merrie Stillpass 

2016 David Okum Merrie Stillpass 

2017   

 
Revised 11/18/2016 
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Press Release 
 

807 COUNTY ADMINISTRATION BUILDING  138 EAST COURT STREET  CINCINNATI, OHIO 45202  (513) 946-4500  FAX 946-4475 
 

 

FOR IMMEDIATE RELEASE Date:  11/22/2016 
 

 

NOTICE OF PUBLIC HEARING 

SCHEDULED BEFORE THE HAMILTON COUNTY REGIONAL PLANNING COMMISSION 

 

 
Purpose: To amend the Hamilton County Thoroughfare Plan 

 

Location: Thoroughfare Plan Amendment (TPA) 2017-01 creates text to accompany the existing map. 

 

Scheduled By: Hamilton County Regional Planning Commission (HCRPC) 

 

Time & Date: 1:00 pm, January 5, 2017  

 

Place: Room 805, County Administration Building, 138 E. Court Street, Cincinnati, OH 45202 

 

Initiated By: Hamilton County Planning + Development 

 

 

Public Review: The Thoroughfare Plan Text may be reviewed during normal business hours at the office of 

the Hamilton County Regional Planning Commission. 

 

Effect: Adoption of the text would define amendment procedures, the process for right-of-way 

dedication, and the ability of local plans to be incorporated into the Thoroughfare Plan. 

 

For further information contact: Steve Johns, AICP 

 Planning Services Administrator 

 Hamilton County Regional Planning Commission 

 (513) 946-4455 

 Steve.johns@hamilton-co.org 
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 REGULATORY COMPLIANCE REPORT 

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

 

SUBDIVISION 
PRELIMINARY 
PLAN: 
 

 

ANDERSON 16-05 

WOODS AT FOREST HILLS REVISION 
  
OWNER: Forestville Realty General Partnership and Coldstream Area Development, LLC 

 
ENGINEER: 

 
Richard Arnold, McGill Smith Punshon, Inc. 

 
APPLICANT/ 
DEVELOPER: 

 
Joseph Farruggia, Coldstream Area Development, LLC 

 
LOCATION: 
 
 
 

 
Anderson Township: On the south side of Hopper Road (opposite Innisfree Lane), 
approximately 1,250 feet west of the Hopper Road and Eight Mile Road 
intersection (Book 500, Page 113, Parcels 17 & 32-35) 

SITE DESCRIPTION: Tract Size: 48.7 gross acres/44.5 net acres 
Proposed Lots:   48 
Topography: Ridge tops with steep slopes around the perimeter of the site  
Existing Use: Vacant   
 

PROPOSED 
IMPROVEMENTS: 

 
ROW: 

 
50 ft. 

 
Pavement Width: 

 
28 ft. 

Water District: GCWW Sanitary: MSD 
 

ZONING: 
 

Jurisdiction: Anderson Township District: “A” and “A-A PUD” Residence 
(Planned Unit Development) 

Minimum Lot Size: “A-A” - 1 acre; 
“A” - 20,000 sq. ft.  

Permitted Density “A-A”= 1 du/acre; 
“A” = 2.18 du’s/acre 

 Proposed min. lot  20,570 sq. ft. Proposed Density:  1.00 du/acre  
  
 
PROPOSAL: 
 
 
 

The developer is proposing to revise the boundary of the approved Woods at Forest 
Hills subdivision to construct a 48-lot single-family subdivision off of a street 
network measuring 3,300 linear feet in its entirety with three cul-de-sacs.  An 
existing home located at 8085 Hopper Road would be removed to make way for the 
road into the development.  Detention is proposed in three areas within the 
subdivision boundary.  Sidewalks are proposed on both sides of all new streets.  
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FINDINGS:  • A preliminary plan for the Woods at Forest Hills Subdivision was approved by 

the Regional Planning Commission on May 5, 2016.  Construction drawings 
were submitted on October 10, 2016 and are currently being reviewed by the 
applicable county agencies.  The applicant is now proposing to add more land 
to the boundary of the approved subdivision.  

• The acreage within the subdivision boundary has changed from 46.2 acres to 
48.7 acres.   

• Two large areas of land that were originally not included in the subdivision 
have been added to the back portions of lots #34 and #35 and lots #10 - #12.  
The proposed boundary changes would push the proposed retention/detention 
facilities further from the proposed building pads. 

• Additional land has been added to lot #48 which is the first lot on the left side 
of the development as you enter from Hopper Road. 

• A more accurate boundary survey of the property conducted by the applicant 
revealed that the lots along Hopper Road that abut the property are 
approximately 20 feet deeper and push the new subdivision boundary further 
from the existing homes along Hopper Road. Furthermore, the flag shown on 
the approved preliminary plan in the area between lots #6 and #7 that contained 
frontage onto Hopper Road is county right-of-way and is no longer part of the 
proposed subdivision.   

• Within the interior of the subdivision, the back portion of lot #2 has been added 
to lot #5. 

• The proposed new street off of Hopper Road has been redesigned to include 
two medians and a slight curvature to the road. 

• Staff finds that the Preliminary Subdivision Plan conforms to the applicable 
laws and rules as determined by concept review and reports requested from the 
offices and agencies having jurisdiction.  All reviewing agencies have 
recommended approval and no major concerns have been identified.  Anderson 
Township granted a Planned Unit Development for 23 of the 48 lots on a 21.56 
acre portion of the subdivision which is identified in grey on the submitted 
preliminary plan to allow for lots under the required one acre minimum lot size.   

• The Township continues to request that the driveway for the property located to 
the east of the entrance into the development come off the proposed new road 
instead of its current location which is directly off of Hopper Road.  As stated 
in the previous report, staff does not believe that offsite improvements and/or 
conditions can be required as part of this subdivision review.  However, staff 
recommended and the RPC conditionally approved the Woods at Forest Hills 
Subdivision conditioned upon a vehicular access easement be provided to the 
adjacent lot at 8111 Hopper Road from lot 48.  This would allow the house to 
the east of the entry road utilize the proposed new road if desired.  To date, this 
easement has not been identified on the preliminary plan or on the submitted 
construction drawings.  Staff finds that this easement should be identified on 
the plan.   

• Sidewalks are required on both sides of all streets and along county roads.  The 
applicant is proposing sidewalks on both sides of the new street but has not 
indicated the required sidewalk along Hopper Road.  
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• Staff finds that the Preliminary Subdivision Plan conforms to the Hamilton 
County Thoroughfare Plan.   

• The Regional Planning Commission granted a modification to Section 12.3.10 
(a) Residential Streets – Cul-de-Sacs; Stubs – Cul-de-Sacs Having Single 
Public Access to allow for a total of 48 lots accessed off of a series of cul-de-
sacs with no emergency access.  The new preliminary plan request does not 
increase the number of lots proposed and the modification to the subdivision 
boundary does not alter the previous findings.  Therefore, staff recommends 
that the modification be granted for this subdivision revision request.  
 

  
RECOMMENDATION: APPROVAL  
  
  
STANDARD MOTION: 1st Motion: 

I move to consider approval of the Preliminary Plan for the Woods at Forest Hills 
Revision Subdivision based on the findings in the staff report.  
(Proposed Staff Modification to Section 12.3.10 (c) to permit 48 lots accessed off of 
a series of cul-de-sacs) 
Proposed Staff Condition:  That a vehicular access easement be provided to the 
adjacent lot at 8111 Hopper Road from lot 48) 
 

 
 
 
 
 
 
 
 
 
 

 

2nd motion: (if approved): 
I move to consider approval of all Final Record Plats for Woods at Forest Hills 
Revision Subdivision subject to certification by the Subdivision Administrator that 
the Final Plan is in conformance with the Preliminary Plan approved by the 
Planning Commission and the Improvement Plan as approved by the Subdivision 
Administrator. 
 
2nd motion (if disapproved): 
I move that the refusal to approve the Preliminary Plan for the Woods at Forest 
Hills Revision Subdivision be immediately endorsed on the Preliminary 
Subdivision Plan and a copy of the endorsed plan, and that the following reasons 
for disapproval, be made a part of the record of the Planning Commission: 

  
  
AGENCY 
REPORTS: 

Dept. Storm Water & Infras. (SWI): Approved 
Zoning: Approved 
Hamilton County Engineer (ENG): NA 
Metro. Sewer District (MSD): NA 
H. C. Soil & Water (HCSW): N/A 
Ohio Department of Transportation: N/A 
Cincinnati Water Works (GCWW): NA 
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     Case:

Request:

ANDERSON 16-05 Woods at Forest Hills Revision

Subdivision Approval in an 'A' 
and 'A-A' Residence District

JOHN HUTH
05/2016

Printed By: 
Printed:
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SITE PHOTOS 

 
View of the site looking south from the Innisfree Lane and Hopper Road intersection 

 

 
View of the site looking west from Hopper Road 

 

 
View of the site looking east from Hopper Road 
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 PRELIMINARY PLAN 
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HIGHLIGHTED BOUNDARY CHANGES (in red)  
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 REGULATORY COMPLIANCE REPORT 

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

 

SUBDIVISION 
PRELIMINARY 
PLAN: 
 

 

ANDERSON 16-06 

PARKE PLACE AT COLDSTREAM REVISION 
  
OWNER: Forestville Realty General Partnership  

ENGINEER: Richard Arnold, McGill Smith Punshon, Inc. 

 
APPLICANT/ 
DEVELOPER: 

 
Joseph Farruggia, Coldstream Area Development, LLC 

 
LOCATION: 

 
Anderson Township: On the north side of Ayers Road, approximately 1,500 feet 
east of the Ayers Road and Asbury Road intersection (Book 500, Page 181, Parcels 
4 & 5 AND Page 182, Parcels 1 & 13 AND Page 184, Parcel 49 AND Page 190, 
Parcel 42 & 44) 
 

SITE DESCRIPTION: Tract Size: 59.3 gross acres/56.1 net acres 
Proposed Lots:   32 
Topography: Ridge tops with steep slopes around the perimeter of the site  
Existing Use: Vacant   
 

PROPOSED 
IMPROVEMENTS: 

 
ROW: 

 
50 ft. 

 
Pavement Width: 

 
28 ft. 

Water District: GCWW Sanitary: MSD 
 

ZONING: 
 

Jurisdiction: Anderson Township District: “A-A” Residence 
Minimum Lot Size: 1 acre Permitted Density:  1  du/acre 

 Proposed min. lot  1.085 acres Proposed Density:  0.57 du/acre  
  
 
PROPOSAL: 
 
 
 

The developer is proposing to revise the boundary of the approved Parke Place at 
Coldstream subdivision to construct a 32-lot single-family subdivision off of a new 
dead-end public street approximately 1,650 feet long and ending in a cul-de-sac.  A 
private access road would be located off of this new public street providing access 
to four lots.  An existing concrete foundation would be removed in the northern 
portion of the site.  An existing pond in the southern portion of the site would be 
used for retention.  Two other areas have been identified for detention.  Sidewalks 
are proposed on both sides of the street and along Ayers Road.   
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FINDINGS:  • A preliminary plan for the Parke Place at Coldstream Subdivision was approved 

by the Regional Planning Commission on April 7, 2016.  Construction 
drawings were submitted on June 5, 2016 and are currently being reviewed by 
the applicable county agencies.  The applicant is now proposing to add more 
land to the boundary of the approved subdivision.  

• The acreage within the subdivision boundary has changed form 57.5 acres to 
59.3 acres.   

• Land that was not originally included in the subdivision has been added to the 
back portions of lots #16 - #21.   

• Within the interior of the subdivision, the back portion of lot #3 has been added 
to lot #2. 

• The proposed new street off of Ayers Road has been redesigned to include one 
median. 

• Staff finds that the Preliminary Subdivision Plan conforms to the applicable 
laws and rules as determined by concept review and reports requested from the 
offices and agencies having jurisdiction.  All reviewing agencies have 
recommended approval and no major concerns have been identified.   

• Sidewalks are required on both sides of all streets and along county roads.  The 
applicant is proposing sidewalks on both sides of the new street and along 
Ayers Road.  

• Staff finds that the Preliminary Subdivision Plan conforms to the Hamilton 
County Thoroughfare Plan.   

• One private access road would be utilized to access four lots and it appears the 
applicant has complied with the requirement that this private access road should 
be designed to comply with the standards of the Subdivision Rules and 
Regulations including recommended pavement width and lack of curbs and 
gutters.  Staff finds that the private access road should be designed as such 
unless signs are installed at the entrance to such private access roads indicating 
that the roads are privately maintained. 

• The Regional Planning Commission granted a modification to Section 12.3.10 
(a) Residential Streets – Cul-de-Sacs; Stubs – Cul-de-Sacs Having Single 
Public Access to allow for a total of 75 lots accessed off of a series of cul-de-
sacs with no emergency access.  The new preliminary plan request does not 
increase the number of lots proposed and the modification to the subdivision 
boundary does not alter the previous findings.  Therefore, staff recommends 
that the modification be granted for this subdivision revision request.  
 

  
RECOMMENDATION: APPROVAL  
  
  
STANDARD MOTION: 1st Motion: 

I move to consider approval of the Preliminary Plan for the Parke Place at 
Coldstream Revision Subdivision based on the findings in the staff report.  
(Proposed Staff Modification to Section 12.3.10 (c) to permit 75 lots accessed off of 
a series of cul-de-sacs) 
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     Case:

Request:

ANDERSON 16-06 Parke Place at Coldstream Revision

Subdivision Approval in an 'A-A' Residence District
JOHN HUTH

05/2016
Printed By: 
Printed:
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SITE PHOTOS 

 
View of the site looking northwest from Ayers Road 

 

 
View of the site looking northwest from Ayers Road 

 

 
View of the site looking southeast from Ayers Road 
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 PRELIMINARY PLAN 
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HIGHLIGHTED BOUNDARY CHANGES (in red) 
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 STAFF REPORT 

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

 
ZONE 
AMENDMENT 
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 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 
DESCRIPTION: 

 
Tract Size: 

 
39.9 acres (gross) 

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 
CONDITIONS: 

 
 

 
ZONE 

 
LAND USE 

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: 

 
 
Hamilton County Commissioners 

 
SUMMARY OF 
RECOMMENDATIONS: 

 
 
APPROVAL with Conditions 
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PROPOSED USE: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
ZONING PETITION 
HISTORY: 

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 façade with masonry along the lower west façade 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 sq. 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 sq. 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 
(Z080178) 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 
CONFERENCE: 

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

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

• 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. 
• Per the Zoning Resolution, the production of concrete pavers and retaining 

walls, along with the total area of outdoor storage (189,538 sq. 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. 

• 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. 

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

• The Land Use Plan was completed as part of the Harrison Township 2020 
Comprehensive Plan, which contains specific Land Use Strategies for certain 
areas and sites. 

• 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 I-74 
including the area known as the Harrison Township Commerce Center and 
along Dry Fork Road north of I-74”.  Part of the rationale for this strategy 
includes increasing the tax base along with optimal utilization of land. 

• 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. 

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

  
  
RECOMMENDED 
MOTION: 

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

  
  
ANALYSIS (CONT.): 
 
 
 
 
 
 
 
 
 
 
 
 
 

Thoroughfare Plan Consistency 
 
Applicable Policies and Recommendations:  The Hamilton County Thoroughfare 
Plan designates 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 
sq. 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 façade 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 façade 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. 
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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: 
 

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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SITE PHOTOS 

 
View of site looking east from the end of Southwest Parkway 

 

 
Looking north down Southwest Parkway 

 

 
Looking northwest at the mobile home park within phase two of development 

 

 
Looking southeast at mobile home park Dry Fork Road driveway to remain 

 

 
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 SITE PLAN (PHASE 2 HATCHED) 
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PROPOSED GRADING PLAN 
 
 

 
 
 
 
 
 

Page 63 of 84



 HCRPC Staff Report 
December 1, 2016 

PAGE 16 
 

PROPOSED PLANT 1 ELEVATIONS AND PERSPECTIVE 
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APPLICANT LETTERS 
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STAFF REPORT 
 
FOR CONSIDERATION BY HAMILTON COUNTY REGIONAL PLANNING COMM. ON DEC. 1, 2016 
FOR CONSIDERATION BY THE COLERAIN TOWNSHIP ZONING COMMISSION ON DEC. 20, 2016 
 

ZONE 
AMENDMENT 
CASE: 

 

COLERAIN ZA2016-08  

9869 COLERAIN AVE – RAISING CANE’S  
 
REQUEST: 

 
SUBSTANTIAL MODIFICATION of an existing “PD-B” Planned Development 
Business District 

 
PURPOSE: 

 
To demolish the existing fast food restaurant building and redevelop the property for a 
new restaurant use 

 
APPLICANT: 

 
Drew Gatliff, MA Architects (applicant), Colerain Land Company LLC (owner) 

 
LOCATION: 

 
Colerain Township: 9869 Colerain Avenue; on the northwest corner of the Haverkos 
Court and Colerain Avenue intersection (Book 510, Page 111, Parcel 25)  

 
SITE 
DESCRIPTION: 

 
Tract Size: 

 
Approximately 0.72 acres (gross) 

Frontage: Approximately 100 feet on Colerain Avenue and approximately 
310 feet on Haverkos Court  

Topography: Flat  
Existing Dvlpmt: Long John Silver’s Restaurant 

 
SURROUNDING 
CONDITIONS: 

 
 

 
 
ZONE 

 
 
LAND USE 

 North: “PD-B” Planned Dev. Business District Auto repair 

 South: “PD-B” Planned Dev. Business District Stone Creek Towne Center  

 East: “B-2” General Business District Retail 

 West: “PD-B” Planned Dev. Business District Stone Creek Towne Center  

ZONING 
JURISDICTION: 

 
Colerain Township Board of Trustees 

 
SUMMARY OF 
RECOMMENDATION: 

 
 
APPROVAL with Conditions 
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PROPOSED USE: 

 
The applicant is proposing a Substantial Modification within the “PD-B” Planned 
Development Business district to raze the existing Long John Silver’s Restaurant and 
to construct a 3,392 square-foot Raising Cane’s Restaurant with an associated 34-
space parking lot.   The restaurant would contain a drive-thru lane and would be 
accessed via an existing shared driveway located to the north off of Colerain Avenue, 
which also serves the adjacent Valvoline Oil Change business, and two existing curb-
cuts off of Haverkos Court.  Signage is proposed on all four sides of the proposed 
building along with a monument sign at 10 feet high and 47.6 square feet in size 
constructed along Colerain Avenue to replace an existing pole sign which currently 
identifies the Long John Silver’s Restaurant.  The proposed ISR would be 71%. 
 

 
ZONING PETITION 
HISTORY: 

 
In 2007, a zone change request was approved as part of Case Colerain ZA2007-03 for 
the site to the north and the site in question from “R-4” Residential and “B-2” 
General Business to “PD-B” Planned District Business.  The request was for the 
construction of a new Valvoline Instant Oil Change business on the parcel to the 
north.  At that time, the existing Long John Silver’s restaurant was included in the 
request because it was commonly owned and because a portion of the site was 
nonconforming.  However no changes to the Long John Silver’s site were proposed 
at that time and no preliminary or final development plan were submitted or approved 
by Colerain Township. 
 
In 2016, the township adopted Case Colerain ZA2016-06 Text Amendments which 
require substantial modifications to an approved plan which are not in conformance 
with the intent of or are in direct conflict with a specific standard or requirement of 
the resolution of approval adopted by the Colerain Township Trustees to be 
processed similar to a zone change request.  This requires review and 
recommendation by the Hamilton County Regional Planning Commission and the 
Colerain Township Zoning Commission with the final approval by the Colerain 
Township trustees.  Because this site had no specific preliminary development plan, 
Colerain Township staff determined that the proposal was a substantial modification 
subject to the process outlined above. 

  
  

 
ANALYSIS: 

 
Land Use Plan Consistency 

 
Applicable Policies and Recommendations:  The Regional Planning Commission has 
an adopted Land Use Plan for this site.  The adoption and review history of the 
Colerain Township Southeast Sector Land Use Plan is as follows:   
 

• Adopted by RPC   March 1989 
• Last 5 Year Update adopted by RPC            December 2001 

 
Findings: 

• The Land Use Plan is not considered current as defined in the HCRPC 
Bylaws because it has not been reviewed and updated by the Regional 
Planning Commission within the last 5 years. 
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• However, the Colerain Township Trustees have adopted a Land Use Map for 
the entire Township dated September 2011. 

• The Colerain Township Land Use Map designates the site as “Planned Mix 
Use Employment”, which is defined as community and regional oriented 
business uses that tend to locate along highways with relatively high traffic 
volumes. Typically 1 story structures with a scale, massing, intensity, layout 
and specifications compatible with site constraints and character of 
surrounding residential developments.  

• A restaurant use would be consistent with this designation. 
• The Colerain Township Comprehensive Plan indicates the site is within 

Character Area 5: Colerain Avenue, which is described as the major 
commercial corridor for the Township, and the Vision Map for this area, 
along with the Land Use Map, supports commercial use of this site as part of 
the Colerain Avenue commercial corridor. 

• The vision for this character area is that “Colerain Avenue will continue to 
see signs of reinvestment and redevelopment and will be a quality commercial 
corridor for the region. Investments from the Township, such as tax-increment 
financing, and property owners along this corridor will, in the long-term, help 
stabilize and improve this important commercial center. The Township will 
take steps to work with property owners to help improve the curb appeal that 
will benefit both the value of property and the Township overall. Colerain 
Avenue will encompass a mixture of large scale and small-scale retail and 
office space with the creation of a town center that will create a positive 
identity for the Colerain Township.” 

• Land use guideline #5 of the character area encourages “the development of 
a mixed-use development or town center along the Colerain Avenue corridor 
that will incorporate a pedestrian scale environment…”  Staff finds that a 
pedestrian connection should be identified between the existing sidewalk 
along Colerain Avenue and the proposed building to achieve the pedestrian 
scale identified in this guideline. 

• With the proposed pedestrian connection identified above, staff finds that the 
proposal would be consistent with both the Colerain Township Land Use Plan 
and Comprehensive Plan. 

• However, consistency with the adopted Land Use Plan and Comprehensive 
Plan is not required in accordance with RPC Consistency By-laws because 
the Land Use Plan is not current. 

  
  
RECOMMENDED 
MOTION: 

To accept staff findings that consistency with the adopted land use plan is not 
required.   

  
  

 
ANALYSIS: 

 
Thoroughfare Plan Consistency 

 
Applicable Policies and Recommendations:  The proposed development has frontage 
on Colerain Avenue and Haverkos Court.  The Hamilton County Thoroughfare Plan 
designates Colerain Avenue as a Major Arterial with a required right-of-way of 120 
feet (60 feet from centerline).  Haverkos Court is not classified on the Thoroughfare 
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Plan. 
Findings:  The applicant has not indicated existing or proposed right-of-way, but it 
appears that the site currently has 50 feet of right-of-way from the centerline of 
Colerain Avenue.  Staff finds that the additional 10 feet should be identified on the 
plan in compliance with the Thoroughfare Plan. 

 
Zoning Compliance 

 
The site plan appears to meet the minimum standards of the Colerain Township 
Zoning Resolution and the “PD-B” Planned Development Business District with the 
following exceptions. 

   
Table 9-2 – Common Open Space Requirements 
This section requires 15% common open space for sites zoned “PD-B”. 
Findings: The submitted plans do not indicate an official dedication of common 
space.  Staff recommends that the applicant work with the Township to achieve some 
compliance with Table 9-2, or provide additional open space or landscaping in some 
other manner. 

 
Section 12.9.4 – Lighting Standards 
This section establishes a maximum illumination at property lines of 0.5 foot candles 
for cut off lighting in the “PD-B” district. 
Findings: The applicant has submitted lighting levels that exceed this requirement.  
Staff finds that the lighting plan should be revised to meet the requirements of Section 
12.9.4 of the Colerain Township Zoning Resolution and should be submitted as a 
part of the final development plan. 
 
Article 12.11.1 – Architectural Standards for Customer Entrances 
This article establishes that there must be at least one customer entrance for each side 
of a building facing a public street and that all customer entrances must comply with 
certain design standards. 
Findings: The submitted floor plans identify one customer entrance on the east side 
of the building fronting Colerain Avenue.  A customer entrance is not identified along 
Haverkos Court.  Staff supports a variance to this section to waive the customer 
entrance along Haverkos Court as a customer entrance on the south side of the 
building would encourage pedestrians to cross at the drive-thru lanes which could be 
hazardous.  Staff finds that pedestrians could walk east along the proposed sidewalk 
along Haverkos Court to the existing sidewalk along Colerain Avenue to gain 
entrance to the building on the eastern side.   
 
Table 13-1 – Required Number of Parking Spaces 
This table mandates 15 spaces per every 1,000 square feet or 1 space for each 4 seats, 
whichever is greater. 
Findings: A minimum of 51 spaces are required for the proposed building at 3,392 
square feet in size.  Further, a 10% reduction is permitted as of right in the Zoning 
Resolution.  However, the Hamilton County Zoning Resolution would require one 
space per 100 square feet for a restaurant and the amount of required parking would 
be 34 spaces which is the same number calculated by the applicant.  Staff supports a 
variance to parking standards and finds that the Township’s requirement may be 
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excessive for a fast food restaurant where many patrons utilize the drive-thru window 
but may be more appropriate for sit down restaurants. 
 
Section 13.4.1 (D) and Section 14.5.1 – Parking and Streetscape Buffer 
This section indicates that a streetscape buffer yard of 15 feet is required for parking 
lots, also requiring either one canopy tree per every 35 lineal feet of street frontage. 
Findings:  
Along the Colerain Avenue frontage three canopy trees have been identified meeting 
this requirement.  Along the Haverkos Court frontage 9 canopy trees required.  The 
applicant has only proposed 2 canopy trees along the frontage of Haverkos Court.  
Staff does not recommend a variance to the streetscape buffer along Haverkos Court 
as there is sufficient room for the plantings and it appears that this requirement has 
been met on the south side of Haverkos Court with the existing development to the 
south.  Staff finds that a Landscape Plan that meets the code should be submitted as 
part of the Final Development Plan. 
 
Section 13.4.2 – Sidewalk Access 
This section establishes that any new use or building shall be required to provide a 4-
foot wide sidewalk along all public streets for the full length of the street frontage 
and that a pedestrian connection be constructed from the building to the sidewalk. 
Findings: Sidewalks exist along Colerain Avenue and a sidewalk is proposed along 
Haverkos Court.  However, no pedestrian connections are proposed that connect the 
proposed building to these sidewalks.  Staff recommends that a sidewalk connection 
be constructed to the existing sidewalk along Colerain Avenue in the northeast 
corner of the site to avoid the drive-thru lane traffic.  Staff recommends waiving the 
sidewalk connection to the proposed building along Haverkos Court for the reasons 
stated above and that appropriate cross-walk striping be identified on the plan where 
the pedestrian connection would pass through the parking lot and interior driveway. 
 
Section 15.8.3 – Wall Signs in the PD-B District 
This section establishes that corner lots are permitted to have wall signs on each 
frontage provided that they meet the requirements of this section. 
Findings:  The applicant has submitted building elevations which indicate wall signs 
on all four sides of the building.  The Zoning Resolution permits buildings located on 
corner lots to have wall signs on each façade facing a street provided that they meet 
the requirements of this section.  Staff finds that the proposed restaurant should 
conform to this section of Colerain Township Zoning Resolution and that the wall 
signs on the western and northern facades should not be permitted.   
 

Other Issues 
 

Eastern Most Entrance on Haverkos Court 
The applicant has proposed to utilize the two existing curb cuts onto Haverkos Court 
with an additional curb cut located to the north of the site providing direct access to 
Colerain Avenue.  It appears that both curb cuts along Haverkos Court are necessary 
for the proposed drive-thru to function properly.  However, staff finds that the eastern 
most curb cut should be a right-in only with no left turns permitted in or out of the 
site at this location.  This would prevent traffic from trying to exit east bound on 
Haverkos Court at this location where traffic stacks at the Haverkos Court and 
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Colerain Avenue signalized intersection which could create traffic back-ups within 
the interior of the site.  Staff finds that signage should be installed directing traffic to 
utilize the western most curb cut onto Haverkos Court as the method to get out onto 
Colerain Avenue.  This directional signage would also discourage traffic from 
utilizing the existing unsignalized curb cut to the north onto Colerain Avenue for left-
hand turns crossing 6 lanes of traffic. 

  
  

CONCLUSION: Based on the above findings there is sufficient reason for staff to support the 
requested Substantial Modification as the request would be consistent with the Land 
Use Plan, Comprehensive Plan, and original “PD-B” plan.   With the right-of-way 
dedication to comply with the Thoroughfare Plan and other minor site modifications, 
the development would be an improvement for the property.  Therefore, staff finds 
that the development would be appropriate in this location. 

  
  

RECOMMENDED 
MOTION: 

To recommend approval of case Colerain ZA2016-08; 9689 Colerain Ave – Raising 
Cane’s, a request for approval of a Substantial Modification to an existing “PD-B” 
Planned Business District, subject to the standard covenants for planned districts and 
the following conditions and variances: 
 
Conditions: 
1. That right-of-way shall be dedicated along Colerain Avenue in compliance with 

the Hamilton County Thoroughfare Plan unless waived by the Ohio Department 
of Transportation. 

2. That 15% of the total lot area shall be dedicated common open space in 
accordance with Table 9-2 of the Zoning Resolution. 

3. That a lighting plan in compliance with Section 12.9.4 of the Colerain Township 
Zoning Resolution shall be submitted as part of the Final Development Plan. 

4. That all building signage shall comply with Article 15 of the Colerain Township 
Zoning Resolution and that a detailed signage plan shall be submitted as part of 
the Final Development Plan. 

5. That the site shall be limited to a maximum of one freestanding sign that 
complies with the Colerain Township Zoning Resolution. 

6. That a landscape plan that complies with the Zoning Resolution shall be 
submitted as part of the Final Development Plan.     

7. That the eastern most curb cut onto Haverkos Court shall be limited to a right-
turn in only and that directional signage shall be installed directing traffic to 
utilize the western most curb cut onto Haverkos Court for access onto Colerain 
Avenue. 

8. That a sidewalk connection shall be provided from the eastern building entrance 
to the existing sidewalk along Colerain Avenue. 

 
Variances: 
1. Article 12.11.1 – Architectural Standards for Customer Entrances – That the 

required customer entrance along Haverkos Court shall be waived and that only 
one entrance on the eastern façade that faces Colerain Avenue shall be required 
where entrances on all facades facing a street are required. 

2. Table 13-1 – That the site shall be permitted to provide a minimum of 34 parking 
spaces where 51 parking spaces are required. 
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SITE PHOTOS 

 
View of site looking west across Colerain Avenue 

 

 
View of site looking north across Haverkos Court 

 

 
View of site looking east from Haverkos Court 

Page 78 of 84



 HCRPC Staff Report 
 December 1, 2016 
  PAGE 9 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

RURAL ZONING COMMISSION

â

C
O

LE
R

A
IN

 A
V

REDSKIN DR

STONE CREEK BLVD

HAVERKOS CT

PD-B

B-2

PD-B

PD-B

B-2

R-4

PD-B

B-2

B-2

B-2

VICINITY MAP

     Case:

Request:

COLERAIN ZA2016-08
9689 Colerain Avenue - Raising Cane's

Substantial Modification of an existing "PD-B" 
Planned Development Business District

JOHN HUTH
05/2016

Printed By: 
Printed:

Page 79 of 84



 HCRPC Staff Report 
 December 1, 2016 
  PAGE 10 
 

LAND USE PLAN MAP 

 

 
 

Note: Land Use Map taken from Colerain Township website, not adopted by RPC
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SITE PLAN  
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ELEVATIONS/SIGNAGE 
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LANDSCAPE PLAN 

 
 

LIGHTING PLAN 
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APPLICANT LETTER 
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