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 Staff Report: CASE # 3-23-O 
 
NATURE OF REQUEST 
The Applicant is requesting Overlay District Plan Approval from the Union Township Board of 
Trustees for Parcel# 403108C010.  Specifically, the Applicant is seeking to develop a new sand 
volleyball facility on approximately 5 acres—on a site that is located within the Little Miami – 
Lower East Fork Focus Area Overlay – Natural Resource Corridor (FA-NRC). *Please refer to 
the Applicant’s statements, plans, and other application enclosures.      

LOCATION 
The subject property is located at 508 Round Bottom Rd., approximately 700 feet north of the 
Round Bottom Rd. and Barg Salt Run Rd. intersection.   

ZONING 
The subject property is zoned Industrial (M-1), with all of the adjoining property (within 400 
feet) also zoned as Industrial (M-1), for the underlying zoning. 

RELATIONSHIP TO THE HORIZON 2030: UNION TOWNSHIP COMPREHENSIVE 
LAND USE PLAN 
The Horizon 2030: Union Township Comprehensive Land Use Plan indicates that the proposal 
is located within the Little Miami- Lower East Fork Corridor.  During the previously adopted 
comprehensive planning effort, this Corridor was identified as an environmentally sensitive 
area, with large portions of the area contained within areas prone to irregular flooding from the 
Lower East Fork of the Little Miami River.  The area remains primarily zoned for residential 
and industrial use, with rural settlement patterns and large lot sizes dominating the landscape.  
More recently, several industrial pockets have developed along Round Bottom Road. 

BBRREETTTT  GGRRIIFFFFIISS,,  AApppplliiccaanntt  
550088  RROOUUNNDD  BBOOTTTTOOMM  RRDD..  //  PPaarrcceell  IIDD  ## 440033110088CC001100    



2 | P a g e  
 

RELATIONSHIP TO THE FOCUS OVERLAY DISTRICT REGULATIONS  
As noted previously, the affected property is located within the Little Miami- Lower East Fork 
Focus Area Overlay District. Article 13 of the Union Township Zoning Resolution identifies 
this corridor as a “Natural Resource Corridor,” and makes these statements with respect to 
these Districts: 

1305. Focus Areas Overlay-Natural Resource Districts… 
 
1. Findings and Specific Purpose. 

Natural resources are an important component of quality of life for all residents 
in the Township.  When irreplaceable natural features are threatened, their 
preservation should be weighed and evaluated in relation to public and private 
interests. 

a. The existence of a twenty (20%) percent slope, in combination with 
Miamitown Shale or Kope geologic formation, is evidence of a condition 
of natural critical stability, and development under conventional 
regulations may precipitate landslides or excessive soil erosion.  
Additional regulations are needed to preserve the prominent views from 
the top or from the slopes of the hillside and the natural contours thereof. 

b. Hillsides, as community separators or boundaries, are historic aids to the 
identification of residential communities which help citizens to relate to 
their communities and to relate the social organizations of communities 
to their physical environments. 

c. The location of natural resources often coincides with prime 
development sites.  Long term benefits of conserving natural resources in 
a metropolitan area can be achieved through innovative development 
regulations based on comprehensive plans. 

2. Characteristics. 
 FA-NR districts shall be limited to geographic areas containing one (1) or more 

of the following characteristics: 

a. Lakes, rivers, floodplains, wetlands, mineral deposits, aquifers, forests, 
parks, or hillsides (twenty [20%] percent slope or greater) or other 
natural features of significant public interest: 

b. Existence of Miamitown Shale or Kope geologic formations or soils 
classified as having severe constraints for development; 

c. Prominent hillsides and natural resources which are readily viewable 
from a public thoroughfare; 

d. Scenic areas providing views of a major stream or valley or other natural 
resource; 

e. Hillsides and other natural features functioning as community separators 
or community boundaries; 

f. Hillsides which support a substantial natural wooded cover. 
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BACKGROUND 
The property is located approximately 700 feet north of Round Bottom Road and appears to 
have been zoned Industrial (M-1) since the inception of zoning in Union Township, despite its 
apparent agricultural use. According to the applicable FIRM panel, none of the proposed 5 
acres of the parent tract lies within both the 100-year floodplain or the floodway.  In fact, only a 
very marginal amount (less than 0.1 Acres) of the parent tract contains 100-year floodplain 
area.  As noted earlier, the Applicant is seeking to develop a new sand volleyball facility—for 
the Cincinnati Sand Volleyball Club—which would involve the establishment of 6 indoor and 6 
outdoor sand volleyball courts as well as an office, pro shop, café, kitchen, and restrooms. 
 
STAFF REVIEW & ANALYSIS 
A review of the proposal indicates that the proposed use is consistent with the zoning district in 
which it is located (M-1)—and that it is not in conflict with the adopted land use plan for the 
Little Miami – Lower East Fork Corridor. The land use plan allows for lower intensity 
industrial uses throughout the corridor, with some infill uses, provided that natural resources 
are protected.  To that end, this request does not impact a hillside or area with twenty (20%) 
percent slope or greater, does not involve a floodplain or flood-prone area, and does not 
involve an area that has been identified as having significant natural resources. Additionally, 
the plan identifies that some industrial uses are already present in the area and should be 
supported to the extent practicable. Therefore, the requested use is considered reasonable by 
staff. 
 

At the time of this report, the site has no direct access to a public or private street / road; 
however, the Township is currently in the process of designing and engineering a new public 
road to serve the Hamilton Safe property, this property, and the property adjacent and beyond 
(to the northeast and southeast). The Township expects that road construction will be underway 
soon and be completed before the end of Fall, 2023. 
 

In terms of other items, the proposed structure appears to be consistent with those in the 
surrounding area—from an architectural standpoint.  Monument signage would be the required 
signage for the site, limited to a height of not more than 12’ when measured from grade for all 
present and future signage proposed by the Applicant. A stormwater detention basin is planned 
on the southeastern portion of the proposed 5-acre tract, and would be designed to address all 
stormwater runoff associated with the property. Landscaping would be incorporated into the 
site in a manner consistent with surrounding parcels. A lighting plan has not been submitted at 
this time; however, it would be required for final review and approval. 

 
ACTION REQUIRED 
In accordance with Section 1310 of the Zoning Resolution, the Board of Trustees’ role in this 
process is to either enter a motion to approve, modify, or deny the Focus Area Overlay District 
application—which, in this case consists of the development of a new sand volleyball facility 
on approximately 5 acres—as submitted, along with any further modifications deemed 
appropriate by the Board.   
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RECOMMENDED MODIFICATIONS 
If the Board should choose to grant favorable consideration to this Overlay District application, 
staff recommends that these additional items be modified and / or otherwise be adequately 
addressed prior to final Township action: 
 

1) The Applicant must address any concerns of the County Engineer, Clermont County 
Water & Sewer District, Clermont County Building Department, the Union 
Township Fire Department, and / or other regulatory agencies having jurisdiction 
over the proposed development prior to any final Township action.  

2) A walkway or path would need to be included / shown between the proposed 
parking areas and the proposed building improvements—to minimize the pedestrian 
activity in the parking areas and driveway aisles.  

3) A more-detailed signage plan would ultimately need to be submitted. All free-
standing signage should be limited to monument signage, capped at a height of not 
more than 12’ from finished grade, subject to administrative review and approval.  

4) A photometric / site lighting plan would ultimately need to be submitted, 
acknowledging that all lighting (if needed in the future) would need to be downward 
directed, and of sufficient intensity to illuminate without projecting onto the 
adjoining property. *Details / specs of proposed lighting would be necessary; 
however, this is an item that could / would be addressed administratively by staff. 
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BUILDING CODE SUMMARY:

NAME OF PROJECT: CINCINNATI SAND VOLLEYBALL CLUB
STREET ADDRESS: 508 ROUND BOTTOM ROAD, UNION TWP., OH  CLERMONT COUNTY
PROPOSED USE: INDOOR SAND VOLLEYBALL COURTS WITH CONCESSION STAND AND SUPPORT OFFICES.

APPPLICABLE CODES: 2017 OHIO BUILDING CODE
2012 IECC and 2010 ANSI / ASHRAE / IES STANDARD 90.1 ENERGY CODES
2017 OHIO MECHANICAL CODE
2017 OHIO PLUMBING CODE
2017 NFPA 70, NATIONAL ELECTRIC CODE
2017 OHIO FIRE CODE
2009 ICC A117.1 ACCESSIBLE & USEABLE BUILDINGS & FACILITIES CODE
2015 INTERNATIONAL FUEL GAS CODE
2016 NFPA 13, STANDARD INSTALLATION OF SPRINKLER SYSTEMS, 13R & 13D
2016 NFPA 72, NATIONAL FIRE ALARM CODE

MIXED OCCUPANCIES: THIS BUILDING IS DESIGNED PER OBC SECTION 508 FOR MIXED OCCUPANCIES, SECTION 508.2 FOR 
ACCESSORY OCCUPANCIES AND SECTION 508.3 FOR NON-SEPARATED OCCUPANCIES.  FIRE SEPARATION IS NOT REQUIRED 
BETWEEN THE PRIMARY OCCUPANCIES (B & S-1) EXCEPT AS REQUIRED BY OTHER CODE PROVISIONS.

BUILDING OCCUPANCIES: A-4, ASSEMBLY, INDOOR SPORTING EVENTS;  B - BUSINESS
USE GROUPS

ALLOWABLE AREA: UNLIMITED, PER OBC 507.4, EXCEPTION #2; EXIT DOORS PROVIDED FROM PARTICIPANT SPORTS 
AREAS AND FIRE ALARM SYSTEM PROVIDED.
(TABULAR) A-4, 15,500 SF (TABULAR) + OPEN PERIMETER   =15,500 SF + 50% = 14,250 SF  OBC T506.2

ACTUAL AREA: CONCESSION STAND / OFFICE =   3500 SF GROSS
PEMB = 30,058 SF GROSS 

TYPE OF CONSTRUCTION: IIB, NON COMBUSTIBLE, PRE-ENGINEERED METAL BUILDING WITH LOAD BEARING FRAMES;  

FIRE PROTECTION: STRUCTURAL FRAME: 0 HR.
ROOF CONSTRUCTION: 0 HR.
EXTERIOR NONBEARING WALLS: 0 HR.
EXTERIOR BEARING WALLS: 0 HR.
INTERIOR BEARING WALLS: 0 HR.
INTERIOR NON-BEARING WALLS & PARTITIONS: 0 HR.
FLOOR CONSTRUCTION: 0 HR.

AUTOMATIC SPRINKLERS: SPORTS AREA:  NOT REQUIRED PER OBC 903.2.1.4 EXCEPTION, PARTICIPANT SPORTS AREA AT 
GRADE.  
SUPPORT AREAS:  NFPA 13 PROVIDED IN SUPPORT APPENDAGE
FIRE EXTINGUISHERS PROVIDED PER THROUGHOUT BUILDING.  SEE PLANS.

FIRE ALARM SYSTEM: FIRE ALARM PROVIDED PER OBC 507.4 EXCEPTIONS #2.1, 2.2.

EXITS REQUIRED: 2,  PER OBC 1006.2.1
EXITS PROVIDED: 4
MIN. CORRIDOR WIDTH: 44"

DEFERRED SUBMITTALS:

THE FOLLOWING SUBMITTALS ARE TO BE SUBMITTED BY THE GENERAL CONTRACTOR TO THE AUTHORITY HAVING JURISDICTION 
FOR APPROVAL PRIOR TO FABRICATION OR INSTALLATION.  THE GENERAL CONTRACTOR IS TO DETERMINE ALL REQUIREMENTS 
FOR THE SUBMITTAL PROCESS AS WELL AS SUBMIT, TRACK AND REPORT SUBMITTAL STATUS TO THE CONSTRUCTION MANAGER 
THROUGH THE FINAL APPROVAL AND ISSUANCE OF PERMIT.

FIRE SUPPRESSION SYSTEM IN CONCESSION
FIRE ALARM SYSTEM

NUMBER OF EXITS OR EXIT ACCESS DOORS REQUIRED: 2

EXIT ACCESS TRAVEL DISTANCE: 200' FOR "A" OCCUPANCY PER OBC TABLE 1017.2 FOR NON-SPRINKLERED BUILDINGS.
NOTE: THE DISTANCE FROM ANYWHERE IN THE BUILDING TO AN EXIT DISCHARGE IS LESS THAN 200 FEET.

COMMON PATH OF TRAVEL: 75' FOR "A" OCCUPANCY (ASSEMBLY) PER OBC T1006.2.1.
CORRIDOR FIRE RESISTANCE: NOT APPLICABLE 

OCCUPANCY LOAD FACTORS:

MAXIMUM FLOOR AREA ALLOWANCE PER OCCUPANT PER 2017 OBC TABLE 1004.1.2:
1. BUSINESS: (TABULAR) BUSINESS  100 SF NET = 3500 / 100 =  35 OCC.
1. ASSEMBLY: (TABULAR) SPORTS  50 GROSS = 30,085 SF / 50 = 702 OCC.

EQUAL MEN AND WOMEN

2. COMPUTED: 6 INDOOR VOLLEYBALL COURTS, 6 PER TEAM X 2 TEAMS = 6 X 6 X 2 =  72 OCC.
FULL TIME STAFF =    8 OCC.
2 REFEREES PER COURT =  12 OCC.

6 OUTDOOR COURTS. 6 PER TEAM X 2 TEAMS = 6 X 6 X 2 =  72 OCC.
12 ADDITIONAL SPECTATORS PER COURT =  72 OCC.
ANTICIPATED TOTAL OCCUPANTS = 236 OCC.

PLUMBING FIXTURE REQUIREMENTS:

TOTALS FROM #2 = 236 OCC.  60% MEN / 40% WOMEN

OCCUPANCY        WATER CLOSETS         LAVATORIES DRINKING FOUNTAINS      OTHER

MEN    236 X .6 = 142 MEN @1/75 MEN = 142/75 = 2 142/200 = 2

WOMEN   236 X .4 = 95 WOMEN @1/40 WOMEN = 95/40 = 3 95/150 = 1 1 1
SERVICE SINK

FLOOR PLAN LEGEND

FIRE EXTINGUISHER - WALL MOUNTED
FIRE EXTINGUISHER- TYPE K

EMERGENCY LIGHT - 90 MIN.  
DURATION BATTERY BACKUP

FE-1
FE-K

EM-1

EXIT LIGHT - WALL MOUNTED
90 MIN. BATT.BACKUP DURATIONEL-1

N

N

PERSONS TO EXIT
EXIT CAPACITY

INDEX TO DRAWINGS

Sheet
Number Sheet Name

1 TITLE SHEET - SITE PLAN

A001 GENERAL LEGEND - ABBREVIATIONS

A101 OVERALL FLOOR PLAN

A102 ENLARGED FLOOR PLANS

A103 ROOF PLAN

A110 REFLECTED CEILING PLAN

A111 CEILING DETAIL PLAN - CONCESSION

A201 EXTERIOR ELEVATIONS

A301 BUILDING CROSS SECTIONS

A302 WALL SECTIONS

A401 DETAILS

A402 CONCESSION INTERIOR ELEVATIONS

A601 SCHEDULES - DOOR &  ROOM FINISH

L01 DUMPSTER ENCLOSURE

L-1 LANDSCAPE PLAN

S101 FOUNDATION PLAN

S102 FOUNDATION DETAILS - SCHEDULES

1/1 PRELIMINARY PROPERTY SPLIT

C-4 GRADING PLAN

C-5.1 SWPPP NOTES & DETAILS

C-1 TITLE SHEET - GENERAL NOTES

C-1.1 SITE CONSTRUCTION DETAILS

C-2 EXISTING CONDITIONS & DEMO PLAN

C-3 EXISTING CONDITIONS & DEMO PLAN

C-3.1 UTILITY SERVICE PLAN

C-5 SWPPP

1/4" = 1'-0"1

3 VICINITY MAP

MAP NORTH

1/32" = 1'-0"A201 1

4 GROSS AREA & EGRESS PLAN

MAP NORTH
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1 3D PRESENTATION

PROPOSED VOLLEYBALL SPORTS COMPLEX FOR:

508 ROUND BOTTOM RD.
UNION TOWNSHIP

CLERMONT COUNTY

CINCINNATI SAND VOLLEYBALL CLUB
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Keynote Legend

Key
Value Keynote Text

1 DEPRESSED PORTION OF SLAB FOR 3'X3' FOOT SHOWER;
PROVIDE SAND TRAP BY PLUMBING CONTRACTOR

2 PREFAB TRENCH DRAIN TO STORM SEWER SYSTEM

3 NEW POLE MTD. LED AREA LIGHT FIXTURE

4 PRESSURE TREATED WOOD REFEREE STAND WITH METAL
ROOFING & WOOD LADDER TO RAISED PLATFORM; FURNISHED
AND INSTALLED BY OWNER

5 VOLLEYBALL NET AND SUPPORTS

6 ELECTRIC METER LOCATION PER UTILITY CO.

7 ELECTRIC DISTRIBUTION PANELS

8 FIRE ALARM PULL STATION

9 ACCESSIBLE ROUTE

10 RAILROAD TIE SAND BOX BORDER, SPIKE TOGETHER WITH #5
BARS DRIVEN THROUGH STAGGERED TIES

11 PAINTED HALF-COURT BASKETBALL FLOOR ON ASPHALT
PAVEMENT

12 PRE-FIN. 5"X4" METAL DOWNSPOUTS
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3/32" = 1'-0"A201 A110

1 REFLECTED CEILING PLAN - OVERALL
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3/32" = 1'-0"A101 A201
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3/32" = 1'-0"A101 A201

4 EAST ELEVATION

Keynote Legend

Key
Value Keynote Text

1 26 GA. SHADOWRIB METAL WALL PANELS

2 ELECTRIC METER LOCATION PER UTILITY CO.

3 24 GA. STANDING SEAM METAL ROOF PANELS

4 PRE-FIN. METAL GUTTERS

5 PRE-FIN. 5"X4" METAL DOWNSPOUTS

6 PRE-FAB ALUM. ENTRANCE CANOPY WITH DIAG. ROD
SUPPORTS

7 PRE-FIN. PEMB RAKE

8 EXTERIOR, PRE-FIN. OPERABLE LOUVERED VENTILATION AIR
FAN;  REFER MECHANICAL DRAWINGS

9 STOREFRONT GLAZING SYSTEM

10 OVERHEAD SECTIONAL VERTICAL LIFT INSULATED DOOR

3/32" = 1'-0"A101 A201

2 SOUTH ELEVATION
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Keynote Legend

Key
Value Keynote Text

1 PREFAB TRENCH DRAIN TO STORM SEWER SYSTEM

2 4" THK. CONC. RAMP

3 PORTABLE PICNIC TABLES BY OWNER

4 PRE-FIN. 22 GA. ROOF-WALL FLASHING

5 26 GA. SHADOWRIB METAL WALL PANELS

6 24 GA. STANDING SEAM METAL ROOF PANELS

7 PRE-FIN. PEMB RAKE

8 GALV. 6' HIGH CHAINLINK FENCE

9 WASHED SAND FILL, 24" THICK OVER COMPACTED EARTH

10 GAS-FIRED INFRARED TUBE HEATER; BASIS OF DESIGN, DETROIT
RADIANT HL3-40-150 W/ VENT THROUGH ROOF

11 LSHV CEILING FAN; BASIS OF DESIGN, BIGASS FANS, 16' DIA.
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1 Section 4 - PATIO
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3/8" = 1'-0"A101 A302

1 Section 4 - COURT WALL

Keynote Legend

Key
Value Keynote Text

1 GALV. METAL WALK-IN COOLER SKIRT / CEILING ATTACHMENT

2 GALV. WALK-IN COOLER DOOR

3 PRE-FAB ALUM. ENTRANCE CANOPY WITH DIAG. ROD SUPPORTS

4 PRE-FIN. 22 GA. ROOF-WALL FLASHING

5 26 GA. SHADOWRIB METAL WALL PANELS

6 24 GA. STANDING SEAM METAL ROOF PANELS

7 PRE-FIN. PEMB RAKE

8 WASHED SAND FILL, 24" THICK OVER COMPACTED EARTH

9 GALV. 6' HIGH CHAINLINK FENCE

10 DEPRESSED PORTION OF SLAB FOR 3'X3' FOOT SHOWER; PROVIDE
SAND TRAP BY PLUMBING CONTRACTOR

1/4" = 1'-0"A101 A302

2 Section 5 - ENTRY RAMP

1/4" = 1'-0"A101 A302

3 SECTION - CONCESSION
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CONCRETE PAVING DETAIL

DETAIL AT CATCH BASIN IN PAVEMENT

DEPRESSED CURB RAMP &
PARKING STRIPING DETAIL

ADA  PARKING SIGN DETAIL

INTEGRAL WALK AND CURB

18" STRAIGHT CURB
MEDIUM DUTY ASPHALT PAVING HEAVY DUTY ASPHALT PAVING

WHEEL STOP DETAIL
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TREX

CONST. JOINTS @
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D
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8"

6"  PIPE, FILLED W/ CONCRETE.
TOP OF PIPE: 4' ABOVE SLAB,

SEE DETAIL 7

3
-

6" C.F.
#4xCONT. E.W.
@ 4'-0" O.C.

6'
-0

"

SLEEVE FOR CANE
 BOLT (TYP FOR ALL)

A
2

B
2

4
-

6" THICK PCC SLAB W/
6"X 6"-1.4X1.4 W.W.F. ON
6" GRAVEL BASE.

CONC. FOOTING

4'
-0

"

17
'-4

"

4'-0"

9"

CONNECTED 4'x4'
"MOUSE TRAP" ENTRANCE

1/4"=1'-0"

TREX

5"X 5"X 1/4" T.S. EMBEDED
12"  INTO FOOTING.

CONNECTED 4'x4'
"MOUSE TRAP" ENTRANCECONNECTED 4'x4'

"MOUSE TRAP" ENTRANCE

11'-4"

7'
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"
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LEGEND-PROP. FEATURES NOTES:

PARKING TABLE:

PROPOSED PARKING= 183

ADA ACCESSIBLE = 6

TOTAL PARKING 189 SPACES (MIN. 9' X 18')

IMPERVIOUS SURFACE RATIO:

LOT SIZE = 217,767 SF (5.0 ACRES)

IMPERVIOUS AREA = 142,144 SF

PERVIOUS AREA=   75,623 SF

ISR= 0.65
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