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 Staff Report: CASE # 8-23-O 
 
NATURE OF REQUEST 
The Applicant is requesting Overlay District Plan Approval from the Union Township Board of 
Trustees for Parcel #s 413213A190, 413213A206, 413213A319, 413213A020, 413213A292, 
413213A324, 413213A327, 413213A325. Specifically, the Applicant is seeking to develop a 
13,500 sq. ft. multi-tenant retail building—on approximately 1.65-acres that are located within 
the Mt. Carmel Business District Focus Area Overlay – Commercial Corridor (FA-CC). 
*Please refer to the Applicant’s statements, plans, and other application enclosures.      

LOCATION 
The subject property is located on the southwestern corner of the State Route 32 and Mt. 
Carmel Tobasco Rd. intersection—and extends to the west to the northwestern portion of 
Yates Lane. Mt. Carmel Tobasco Road is a Minor Collector 5-lane roadway with a traffic 
volume of approximately 10,200 average daily trips in this particular area.   

ZONING 
The subject property is zoned Business (B-1), with the adjoining property to the south, east 
and west also zoned Business (B-1) for the underlying zoning. The property to the north is 
zoned Single-Family Detached Structure Residential (R-2), and the property to the northeast is 
zoned Planned Development (PD). 

NNIICCHHOOLLAASS  FFUUCCIITTOO,,  AApppplliiccaanntt  
 

44554433  YYAATTEESS  LLAANNEE,,  44554455  YYAATTEESS  LLAANNEE,,  YYAATTEESS  LLAANNEE,,  BBEELLLLSS  LLAANNEE,,  
554422  OOLLDD  SS..RR..  7744 



2 | P a g e  
 

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 Mt. Carmel Business District Corridor.  The comprehensive land use plan 
indicates that this corridor is home to several diverse uses—including small office, retail, and 
residential—all blended within the corridor.  The corridor contains limited parking area due to 
small lot sizes and significant (building) lot area coverages.  The comprehensive plan also 
indicates that future development should build upon past successes in the Business District, 
with a focus on redevelopment through the use of the Overlay Application.  

Among other things, sidewalks are required for new development, and architectural reviews 
are necessary to ensure that high-quality building materials are utilized.  Additionally, 
development proposals need to take into consideration landscaping and streetscape 
beautification (efforts) to create a unified appearance.  Monument style signage, along with 
“blade” signage, is encouraged in this area of the Township. 

RELATIONSHIP TO THE FOCUS OVERLAY DISTRICT REGULATIONS  
As noted in the previous section of the staff report, the affected property is located within the 
Mt. Carmel Business District - Commercial Corridor. Article 13 of the Union Township 
Zoning Resolution identifies this corridor as a “Commercial Corridor,” and states: 
 

1307. Focus Area Overlay-Commercial Corridor Districts… 
 

1. Findings and Specific Purpose. 
 Business districts and corridors are recognized as principal focal points of 

community activity providing an economic resource and a center for community 
identity.  It is in the interest of the Township to protect and enhance the features 
of public interest in such business districts by: 

a. Preventing the deterioration of property and the extension of blighting 
conditions; 

b. Encouraging and protecting private investment which improves and 
stimulates the economic vitality and social character of the area; 

c. Preventing the creation of influences adverse to the physical character of 
the area. 

2. Characteristics. 

 FA-CC districts shall be limited to geographic areas included in a FA-
Commercial Corridor which contain or are planned to contain one (1) or more of 
the following characteristics: 

a. A concentration of retail and service oriented commercial establishments 
serving as a principal business activity center for a socio-geographic 
neighborhood, community, or region; 

b. An area that has received or been approved for substantial public 
investment; 

c. An area that is planned for unusual intensity or density of development. 
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BACKGROUND 
Currently, the proposed development consists of several vacant parcels, all zoned Business (B-
1). Two parcels contain heavy vegetation and two parcels that previously fronted on Yates 
Lane contain dilapidated homes that are intended to be demolished. The remaining parcel was 
recently created when a portion of Yates Lane was vacated. Once all five (5) of these parcels 
are cleared, the parcels will be consolidated into one tract of land. The other parcels affected by 
this request are being utilized for access (from an existing access point on Mount Carmel 
Tobasco Road). As referenced in the Applicant’s statements and enclosures, the Applicant is 
planning a 13,500 square foot multi-tenant building/ strip center. The southern portion of the 
building would consist of a 3,000-4,000 square foot pizza restaurant with a drive-thru. 
 
STAFF REVIEW & ANALYSIS 
A review of this particular Overlay District application indicates that the proposal appears to be 
consistent with both the recommendations of the adopted Land Use Plan, as well as the 
Findings and Specific Purpose(s) of the Overlay District zoning regulations. The Applicant has 
proposed a primary structure consistent of traditional building materials; however, staff needs 
more information to make proper determinations regarding the proposed signage. The front and 
southern side of the building has a variety of different panels and textures to complete the 
overall building and façade. The parking and driveway areas on the current plans would be 
accessed off of an existing curb cut located along Mount Carmel Tobasco Road. The 
ingress/egress would ultimately need to be approved by the Clermont County Engineer. There 
is already an existing crosswalk located for pedestrian connectivity at the intersection of State 
Route 32 and Mount Carmel Tobasco Road. A new, additional sidewalk is proposed to tie into 
the development and increase pedestrian connectivity in the area. There is no additional 
exterior lighting being proposed at this time. The dumpster needs to be noted as being either 
masonry or block material.  Finally, the landscaping plan appears to be adequate around the 
frontage areas of the property; however, the southwestern side and rear areas of the site need to 
be enhanced with additional vegetation.  
 
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 13,500 sq. ft. multi-tenant 
retail building—as submitted, along with any further modifications deemed appropriate by the 
Board.   
 
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.  
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2) The Applicant would need to provide anticipated peak and average daily traffic 
volumes to help make final access and parking determinations. Loading and 
unloading areas and delivery information would also need to be submitted. These 
are items that can be addressed administratively. 

3) The Applicant would need to provide an enhanced landscaping plan (acknowledging 
the types of plantings along with the heights / sizes recommended), particularly 
along the southwestern side and rear areas of the site. Additionally, any existing 
landscaping to remain and proposed landscaping should be marked as preservation 
area(s), and any vegetation disturbed should be repaired, supplemented, or replaced.   
This is an item that can be addressed administratively by staff. 

4) 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. 

5) The proposed dumpster enclosure would need to consist of masonry or block 
material on at least three (3) sides, subject to administrative review and approval.  

6) There is no lighting proposed at this time; however, all lighting (if needed in the 
future) would need to be downward directed, and of sufficient intensity to illuminate 
without projecting onto the adjoining residential property. *Details / specs of 
proposed lighting would be necessary; however, this is an item that could / would 
be addressed administratively by staff. 

7) Ultimately, a new survey and legal description of all consolidated acreage would 
need to be provided, prior to any final action. This is an item that can be addressed 
administratively by staff.  

8) As of July 30th, 2023, the other items that need to be added to the current plans and 
associated materials prior to any final administrative actions included: 

a. Include the ownership and zoning information of all adjacent parcels. 
>These are items that can be addressed administratively by staff. 
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