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 Staff Report: CASE # 10-23-O 
 
NATURE OF REQUEST 
The Applicant is requesting Overlay District Plan Approval from the Union Township Board of 
Trustees for Parcel# 413112C245.  Specifically, the Applicant is seeking to expand a themed 
design and production facility on the existing 1.700-acre property—which is located within the 
Bach - Buxton Road 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 at 3920 McMann Rd., approximately 500 feet north of the 
McMann Road and Ferris Road intersection.   

ZONING 
The subject property is zoned Industrial (M-1), with the adjoining property to the north, south, 
and east also zoned as Industrial (M-1) for the underlying zoning. Across McMann Rd., all of 
the land to the west within 500 feet is currently zoned Planned Development (PD) and consists 
of the L3Harris Fuzing & Ordinance Systems’ property. 

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 Bach-Buxton Road Commercial Corridor.  Currently, this corridor is the 
primary location for low intensity/light industrial and manufacturing operations in Union 
Township. As this Corridor continues to remain the primary area for industrial and heavy 
commercial warehousing activities within Union Township, new development activities 
(including infill development) have remained steady. 
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RELATIONSHIP TO THE FOCUS OVERLAY DISTRICT REGULATIONS  
As noted in the previous section of the staff report, the affected property is located within the 
Bach-Buxton Road Commercial Corridor. Article 13 of the Union Township Zoning 
Resolution identifies this corridor as a “Commercial Corridor,” and makes these statements 
with respect to these 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 (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. 

 
BACKGROUND 
As referenced in the Applicant’s statements and enclosures, the Applicant has been operating 
Kingdom Productions on this property since 2012, when the company moved from its original 
location on Mt. Carmel Tobasco Road. Other than a contraction period during COVID, the 
themed design and production facility has continued to grow—and is at the point where the 
proposed expansion is necessary to avoid relocation efforts. Kingdom Productions would like 
to stay on its current property and maximize its use. 
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STAFF REVIEW & ANALYSIS 
A review of this particular Overlay District application indicates that the proposal is consistent 
with both the recommendations of the adopted land use plan, as well as the purpose and intent 
of the Overlay District regulations.  The Applicant’s current proposal involves the 2 additions 
to the existing 12,000 square-foot structure on the property. One addition is for office space and 
consists of 1,500 square feet. A second addition is for an expanded production and warehouse 
area and consists of 9,375 square feet. As the current plan shows, side yard setback relief would 
be needed, with the southern side of the proposed addition being located approximately 17 feet 
away from that particular property line—instead of the required 20-foot setback. Although the 
proposed front yard setback (34.5 feet) is less than the required setback (40 feet), the office 
addition lines up with the pre-existing, non-conforming setback of the existing building. 
Similarly, although the proposed northern side yard setback (18.8 feet) is less than the required 
setback (20 feet), the production and warehouse area addition lines up with the pre-existing, 
non-conforming setback of the existing building. Parking has been reconfigured to maximize 
the parking on the property, which will be paved. Additionally, the Applicant will be leasing 
land from the adjoining property to the south to ensure that overflow parking is available and to 
allow for a dumpster to be located towards the rear of the property (with a proper enclosure / 
screening). Although the Applicant has verbally mentioned to staff that there will be some new 
landscaping along the road frontage, between the parking area and the road, a detailed 
landscaping / buffer yard plan has not been submitted. In terms of new site lighting, the 
Applicant has noted on the current plan that new lighting “shall be flat lens design and shielded 
so that all light is down directed.” Finally, there is no new signage anticipated with this 
particular application. 
 
The provisions and regulations of the Bach-Buxton Road Commercial Corridor / Overlay 
District call for support for proposals that result in increased investment (such as this 
application), or otherwise prevent the proliferation of blighting influences.  Furthermore, the 
proposed uses are ancillary to and supportive of the uses in the general vicinity.  Finally, the 
requested relief is considered reasonable by staff as it minimal and allows for increased 
intensity of development, which the current Comprehensive Plan also recommends. 

 
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 expansion of a themed design and production 
facility —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 would need to address any concerns of the County Engineer, 
Clermont County Water & Sewer District, Clermont County Building Department 
(including Water Management and Sediment Control), the Union Township Fire 
Department, and / or other regulatory agencies having jurisdiction over the proposed 
development prior to any final Township action.  

2) The Applicant would need to provide a landscaping plan—particularly for the front 
of the property—that would need to include the heights / sizes of proposed plantings 
as well as their intended locations. This is an item that can be addressed 
administratively by staff. 

3) The final parking configuration, including the adjoining southern property to be 
rented / leased, would need to be compliant and be approved administratively on the 
final, revised plans. 

4) The dumpster location must be confirmed on the final plans and be enclosed by 
masonry or stone, and be screened with landscaping as necessary. This is an item 
that can be addressed administratively by staff. 

5) There is minimal lighting proposed at this time. All lighting must (only) be of 
sufficient intensity to illuminate without projecting onto the adjoining property or 
the public roadway. *Details / specs of proposed lighting would be necessary; 
however, this is an item that could / would be addressed administratively by staff. 

6) As of November 3rd, 2023, there are a number of administrative items related to the 
Site Plan requirements set forth in Article 11, Section 1131 of the Union Township 
Zoning Resolution that would also ultimately need to be addressed, prior to the 
issuance of a subsequent (commercial) zoning permit by the staff. This is an item 
that could be addressed administratively by staff. 




















