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 Staff Report: CASE # 7-23-O 
 
NATURE OF REQUEST 
The Applicant is requesting Overlay District Plan Approval from the Union Township Board of 
Trustees for Parcel# 413213B017.  Specifically, the Applicant is seeking to develop a WaWa 
fueling station with a convenience retail component—on a 2.091-acre site that is located within 
the Mount Carmel Business Corridor Focus Area Overlay. *Please refer to the Applicant’s 
statements, plans, and other application enclosures.      

LOCATION 
The subject property is located at 4630 Aicholtz Road, with road frontage on Aicholtz Road, 
Mount Carmel Tobasco Road and State Route 32. Aicholtz Road is a Major Collector 3-lane 
roadway, including a center left turn lane, with a traffic volume of approximately 4,250 
average daily trips (ADT). 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 south, east and west 
being zoned Business (B-1) for the underlying zoning. The property to the southwest is zoned 
Planned Development (PD) and the property north of State Route 32 is also zoned Planned 
Development (PD). 

WWDD  MMTT  CCAARRMMEELL  LLLLCC,,  AApppplliiccaanntt  
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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 
Mount Carmel Business District Corridor. Article 13 of the Union Township Zoning 
Resolution identifies this corridor as a “Commercial Corridor,” and states: 
 

The subject property is situated within the Mt. Carmel Business Corridor, as identified on the 
Union Township Focus Area Overlay District map.  Article 13 of the Union Township Zoning 
Resolution identifies the Mt. Carmel Corridor as a “Business Corridor [FA-CC],” and states the 
following in regard to those districts: 

 

1307.   Focus Area Overlay‐Commercial Corridor Districts  

Focus Area Overlay (FA) Commercial Corridor Districts shall be identified as FA-CC Overlay 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 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 
The Applicant’s current proposal involves the construction of a one-story, 5,915 square foot 
freestanding building with corresponding fuel pumps. Currently, the lot consists of a vacant 
Kroger building, which will be demolished. Future plans identify future development activity 
which will require additional approvals—but at this time, the Applicant is only applying for 
the WaWa portion of the site. The Applicant has proposed high-quality structures consisting of 
traditional building materials, with significant landscaping and screening improvements for the 
property that will face three (3) roads.  
 
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 building consistent of traditional building materials, with a signage package. Due to 
the regulations associated with the corridor, signage would be limited to monument-style 
signage. The parking and driveway areas on the current plans appear to be sufficient, as the 
plan follows the existing ingress/ egress for the vacant Kroger site. There is already an existing 
sidewalk along (both) Aicholtz Road and Mount Carmel Tobasco Road for pedestrian 
connectivity from/ through the site. The landscaping/ buffer plan meets the landscaping criteria 
by shielding parking spaces from existing roadways. A screened dumpster also meets the 
standards set forth in the Union Township Comprehensive Land Use Plan, along with upgraded 
gas canopy pillars. Finally, the photometric plan has been included and is consistent with the 
Zoning Resolution’s standards.  
 
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 vehicle fueling station with a 
convenience retail component—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) Demolition of the current vacant store and parking would need to be completed 
before the occupation of the proposed development, subject to administrative review 
and approval.  

4) A more-detailed signage plan would ultimately need to be submitted. All free-
standing signage would be limited to monument signage, capped at a height of not 
more than 12’ from finished grade, subject to administrative review and approval.  
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ZONING: B-1

PROPOSED USE: GAS STATION & CONVENIENCE
STORE

TOTAL ACREAGE:

DEVELOPMENT AREA = 2.091 ACRES

IMPERVIOUS SURFACE RATIO:

EXISTING % = 83.89% IMPERVIOUS
PROPOSED % = 74.38% IMPERVIOUS

PARKING INFORMATION:

REQUIRED PARKING = 6 SPACES
PROPOSED PARKING = 54 SPACES PROPOSED 
ACCESSIBLE SPACES = 3 SPACES

SUMMARY TABLE

NOT TO SCALE
VICINITY MAP

MT CARMEL & S.R. 32
WAWA OVERLAY DISTRICT PLAN

PROPERTY SURVEYED IS LOCATED WITHIN ZONE X
ZONE X- AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANGE
FLOODPLAIN PER FEMA MAP 39025C0225G (NOT PRINTED)
MAP REVISED MARCH 16, 2006

FLOOD INFORMATION
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PARKING COUNT

ODOT TYPE - 6 CONCRETE CURB
NOT TO SCALE

6"6"
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3"R
FINISHED GRADE

18
"

TOP OF
PAVEMENT

EXPANSION JOINT
DOWEL BAR, 100'

MAXIMUM SPACING 1/2" PREFORMED
JOINT MATERIAL PER
ODOT ITEM 705.03 -
SEE  NOTE 3

JOINT
SEALER

NOTES:
1. PROVIDE TRANSVERSE EXPANSION JOINTS @ 20'-0" O.C. (MAX).
2. PROVIDE EXPANSION JOINT FOR CONCRETE PAVEMENT ONLY
3. EXPANSION JOINT MATERIAL AND JOINT SEALER ARE NOT REQUIRED FOR THE
PORTION OF THE CURB THAT IS ADJACENT TO A FLEXIBLE PAVEMENT. BOTH
MATERIALS ARE REQUIRED, AS DETAILED, FOR THE FULL HEIGHT OF RIGID
PAVEMENT AS CONCRETE BASES.

6"
1
4" RADIUS

1. SANITARY TO BE TIED INTO CLERMONT COUNTY WATER RESOURCES
2. WATER TO BE TIED INTO CLERMONT COUNTY WATER RESOURCES.
3. DETENTION PROVIDED BY PROPOSED STORMWATER MANAGEMENT BASIN PER

CLERMONT COUNTY REGULATIONS.
4. DUKE TO BE PROVIDER FOR ELECTRIC AND GAS.
5. ODOT TYPE 6 CURB TO BE PROVIDED FOR ALL PROPOSED PARKING AREAS.

GENERAL NOTES

BEARINGS BASED ON DEEDS OF RECORD FOR PROPERTY SURVEYS
AS RECORDED FOR O.R 1313, PG. 83

BASIS OF BEARINGS
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#
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UNICORP DEVELOPMENT LLC
7940 VIA DELLAGIO WAY STE 200
ORLANDO, FLORDIA 32819
PH: (407) 999-9985

WD MT CARMEL LLC
PO BOX 1024
PITTSBURGH PA, 15232
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OHIO UTILITIES PROTECTION SERVICE (OUPS)
LOCATION OF ALL EXISTING UTILITIES TO BE

DETERMINED IN THE FIELD PRIOR TO CONSTRUCTION

LEGEND

MULCH

ZONING RESOLUTION: UNION TOWNSHIP, OHIO (FEBRUARY 11, 2021)

ZONE: B-1 BUSINESS, MOUNT CARMEL OVERLAY DISTRICT

ADJACENT ZONING:
NORTH: STATE ROUTE #32
WEST: MT. CARMEL TOBASCO RD.
SOUTH:  B-1 (BUSINESS) - LEASED PROPERTY OF SAME OWNER (ALCHOLTZ RD.)
EAST: B-1 (BUSINESS) - LEASED PROPERTY OF SAME OWNER

ARTICLE 8, 801.4:

SCREENING OF OFF-STREET LOADING SPACES ONLY REQUIRED ON EACH SIDE OF PARKING AREA THAT ABUTS
AND RESIDENTIAL DISTRICT OR USE

2030 COMPREHENSIVE PLAN MT. CARMEL BUSINESS DISTRICT CORRIDOR

FUTURE LAND USE POLICIES AND RECOMMENDATIONS:

LANDSCAPING ALONG THE PUBLIC FRONTAGE SHOULD BE REQUIRED FOR ALL DEVELOPING AND/OR
REDEVELOPING PROPERTIES ALONG THE CORRIDOR.  GRASS MEDIANS, TREE LAWNS AND PLANTING AREAS,
PLANTING STRIPS, HEDGES, AND OTHER SIMILAR STRATEGIES SHALL BE PREFERRED.

MONUMENT-STYLE SIGNAGE SHALL BE THE PREFERRED SIGNAGE STYLE UTILIZED THROUGHOUT THE
CORRIDOR, WITH MONOPOLE SIGNAGE EXCLUDED FROM CONSIDERATION.  MULTI-TENANT, CONSOLIDATED
SIGNAGE SHALL BE ENCOURAGED.  “BLADE-STYLE” AND “SANDWICH BOARD STYLE” SIGNAGE SHOULD BE
ENCOURAGED.

LANDSCAPE ZONING NOTES
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EXISTING VEGETATION TO REMAIN

EVERGREEN TREES QTY BOTANICAL NAME COMMON NAME TYPE MIN. SIZE

THU SU2 16 Thuja occidentalis `Sunkist` Sunkist Arborvitae B & B 4` Ht.

ORNAMENTAL TREES QTY BOTANICAL NAME COMMON NAME TYPE MIN. SIZE
AME GRA 4 Amelanchier x grandiflora `Autumn Brilliance` Autumn Brilliance Serviceberry Tree Form B & B 1.5" Cal
CER FOR 3 Cercis canadensis `Forest Pansy` TM Forest Pansy Redbud B & B 1.5" Cal

ANNUALS AND PERENNIALS QTY BOTANICAL NAME COMMON NAME SIZE HEIGHT
COR ZAG 22 Coreopsis verticillata `Zagreb` Zagreb Thread Leaf Coreopsis 2 gal Clump

NEP IRA 12 Nepeta x faassenii Walker`s Low Catmint 2 gal Clump

DECIDUOUS SHRUBS QTY BOTANICAL NAME COMMON NAME SIZE HEIGHT
COR ART 18 Cornus sericea `Arctic Fire` Arctic Fire Dogwood 5 gal 24" Ht.
PHY OBS 28 Physocarpus opulifolius `Obsidian` Obsidian Ninebark 3 gal 36" Ht.

EVERGREEN SHRUBS QTY BOTANICAL NAME COMMON NAME SIZE HEIGHT
ILE SKY 10 Ilex crenata `Sky Pencil` Sky Pencil Japanese Holly 5 gal 36" Ht.
JUN FOR 25 Juniperus chinensis `Sea Green` Sea Green Juniper B & B 36" Ht.
JUN BL3 22 Juniperus horizontalis `Blue Chip` Blue Chip Juniper 3 gal 12" Ht.
TAX DEN 7 Taxus x media `Densiformis` Dense Yew B & B 36" Ht.

ORNAMENTAL GRASSES QTY BOTANICAL NAME COMMON NAME SIZE HEIGHT
CAL KAR 63 Calamagrostis x acutiflora `Karl Foerster` Feather Reed Grass 2 gal Clump

SPO HET 16 Sporobolus heterolepis Prairie Dropseed 2 gal Clump

PLANT SCHEDULE

1. SEE SHEET L2.0 FOR LANDSCAPE NOTES.
2. SEE SHEET L2.1 FOR LANDSCAPE DETAILS.
3. ALL DISTURBED AREAS TO BE SEEDED.

GENERAL LANDSCAPE NOTES

MT. CARMELTABASCO RD.

S.R. #
32
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MATERIALS:

EXTERIOR FINISH PACKAGE: BRICK-1

2 3 4 5BRICK

COMPOSITE
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MATERIAL CALCS - FRONT
ELEVATION:
BRICK - 301 SQFT 
COMPOSITE - 383 SQFT  
STUCCO/EIFS - 446 SQFT 
TILE - 82 SQFT
TOTAL - 1,212 SQFT

MATERIAL CALCS - REAR ELEVATION:
BRICK - 576 SQFT 
COMPOSITE - 543
STUCCO/EIFS - 320 SQFT 
TILE - 69 SQFT - 5%
TOTAL - 1,508 SQFT

MATERIAL CALCS - SIDE ELEVATION:
BRICK - 806 SQFT 
COMPOSITE - 224 SQFT
STUCCO/EIFS - 88 SQFT
TILE - 63 SQFT 
TOTAL - 1,181 SQFT

MATERIAL CALCS - SIDE ELEVATION:
BRICK - 363 SQFT 
COMPOSITE - 552 SQFT
STUCCO/EIFS - 334 SQFT
TILE - 87 SQFT 
TOTAL - 1,336 SQFT

1

2

6

METAL 
OVERHANG
ATAS #17
BRITE RED

666

6

6

GLAZING CALCS - FRONT ELEVATION:
CLEAR GLAZING - 462 SQFT
SPANDREL GLASS - 77 SQFT
TOTAL - 541 SQFT

TOTAL BUILDING - 1,753 SQFT
GLAZING - 541/1,753 = 31%

GLAZING CALCS - REAR ELEVATION:
CLEAR GLAZING - 68 SQFT 
SPANDREL GLASS - 136 SQFT 
TOTAL - 204 SQFT

TOTAL BUILDING - 1,712 SQFT
GLAZING - 204/1,712 = 30%

GLAZING CALCS - SIDE ELEVATION:
CLEAR GLAZING - 110 SQFT 
SPANDREL GLASS - 46 SQFT
TOTAL - 156 SQFT

TOTAL BUILDING - 1,337 SQFT
GLAZING - 300/1,337 = 22%

MT. CARMEL TABASCO ROAD
UNION TOWNSHIP, OHIO
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