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 Staff Report: CASE # 2-24-O 
 
NATURE OF REQUEST 
The Applicant is requesting Overlay District Plan Approval from the Union Township Board of 
Trustees for Parcels 393108E004 and 393108E054.  Specifically, the Applicant is seeking to 
expand the existing On Goal soccer complex—on a 19.453-acre 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 906 Round Bottom Rd., approximately 3,700 feet northwest 
of the Round Bottom Rd. and Barg Salt Run Rd. intersection.   

ZONING 
The subject property is zoned Industrial (M-1), with the adjoining property to the south also 
zoned as Industrial (M-1), for the underlying zoning. The property immediately north of this 
site is zoned Planned Development (PD). The property across Round Bottom Road (to the 
west, in this area) is zoned Estate Residential (ER).  

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.  
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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 affected property is located on Round Bottom Road and has been zoned Industrial (M-1) 
since the inception of zoning in Union Township. The existing home was constructed in 1890 
and is situated on the larger, 11.573-acre parcel. At one time, the aforementioned parcel was 
also used for a landscaping nursery business. Both of the parcels involved with this request 
contain various accessory structures consistent with the previous uses.  According to the 
applicable FIRM panel information, much of the property lies within both the 100-year 
floodplain and floodway. The current Applicant—who currently resides on the adjoining 
property to the southeast (at the existing On Goal recreational complex)—seeks to reside in the 
original home, on a 5-acre split from the larger parcel. The remaining 6.573 acres is intended to 
be developed in the next year or so into soccer fields of various sizes as well as associated 
facilities, including a potential / future indoor training facility / air dome (the latter of which is 
planned further into the future). A nature walking path is also proposed for the site and has 
been tentatively designed to tie into the 7.88-acre property to the north—which is expected to 
be a longer-term expansion of the soccer complex at this time.  
 
STAFF REVIEW & ANALYSIS 
A review of this conceptual site plan indicates that the Applicant’s request is generally 
consistent with the adopted land use plan along the Little Miami – Lower East Fork Corridor, 
as it emphasizes conservation-oriented goals for the area and enhances the existing On Goal 
soccer complex. The Applicant’s proposed uses involve relief from Article 6, Sections 670-674, 
in order to re-establish the non-conforming residential use, and institute recreational uses in 
the Industrial (M-1) District. If / when the fourth and fifth soccer fields are created on the 
northern parcel, more parking will need to be provided to meet the Township’s parking 
requirements set forth in Article 8, Section 813, Item 10—otherwise it will be necessary for 
(another) Overlay plan review at the time that that portion of the site is ready to be used / 
developed.  
 

As things currently stand, the property has no real frontage, since the railroad right-of-way is 
situated between the property and the road right-of-way of Round Bottom Road. This pre-
existing, non-conforming condition means that access to the property has been limited to an 
existing driveway in the southeastern portion of each property—which is a 20’ wide easement 
referenced on the deed as well as a 2003 survey (for the 11.573-acre property) and a 20’ wide 
easement referenced on the deed as well as a 1990 survey (for the 7.88-acre property). Both 
accesses involve crossing an active rail line, with no signals in place. The driveway for the 
northern (7.88-acre) parcel has not been maintained well and is steep and narrow. The 
Applicant is not desiring to use this access as part of the soccer complex. The driveway serving 
the southern (11.573-acre) property appears to be about 20 feet wide—and is intended to be the 
primary access serving the soccer complex expansion area—but improvements may be 
necessary to serve more than the anticipated residential traffic. The Applicant has been advised 
by staff to communicate with both the railroad owner/operator, as well as the Clermont County 
Engineer regarding access issues.  Paving requirements for the access point will be at the 
discretion of these entities.   
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The current conceptual plan shows a designated parking area, but the parking plan, as 
submitted, lacks dimensional information, so a more thorough review not possible at this time.  
Although Section 801, Item 5 does exempt M-1 uses from paving parking areas that are 
situated at least two hundred feet from a Residential District, this parcel will be a mixed-use 
property. The proposed Kentucky board fencing—which is designed to separate the residential 
use / property from the recreational use / property—would potentially need relief for the 
fencing that would be located in the front of the property (approximately 130 feet from the edge 
of Round Bottom Road). Although landscaping is not proposed between the proposed uses and 
the road, there is a significant amount of greenspace (~250 feet) between the proposed parking 
area and any anticipated building and Round Bottom Road. A lighting plan has not been 
submitted; however, all lighting has been noted on the current plan as being “directed towards 
the playing fields.” The proposed signage seems to adhere to the standards of the Overlay 
District—but the proposed location of the signage may require approval of the railroad 
owner/operator. 
 
Overall, the requested uses are considered reasonable by staff, as the proposed uses involve 
minimal building and paving activity (if approved) and little disturbance within the floodplain. 
If all of the necessary approvals can be obtained by the railroad owner/operator, the County 
Engineer, and the Floodplain Administrator (in the Clermont County Building Department), 
staff believes that all of the zoning-related issues can be addressed once a finalized, formal site 
plan and all accompanying information is submitted. 

 
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 an expansion of the existing On Goal soccer 
complex—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) The Applicant shall provide executed and recorded access easements before permits 
authorizing commercial use may be obtained.  This shall include provisions for 
ingress/egress, parking, and circulation, as applicable.   

3) The Applicant shall be required to add additional parking and circulation sufficient 
to accommodate a minimum of 10 parking spaces per field plus an additional 5 
spaces per field overflow parking area—particularly for the northern (7.88-acre) 
parcel, if / when it develops.  Gravel parking will be permissible in order to reduce 
impervious surfaces that might otherwise impact the watershed area. 

4) Any / all future free-standing signage associated with this property shall be limited 
to monument signage, capped at a height of not more than 10’ from finished grade, 
subject to administrative review and approval with regard to placement, etc.  

5) A lighting / photometric plan for the proposed uses will need to be submitted, with 
any proposed lighting indicated as being “inward or downward directed.” 

6) Ultimately, a survey and legal description of the proposed parcel split for the 
11.573-acre property would need to be provided, prior to any final action. This is an 
item that can be addressed administratively by staff.  

7) As of January 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. 

8) The Applicant is also encouraged to seek a zone change to Planned Development 
(PD) District, within five (5) years from the date of purchase, in order to incorporate 
all of the proposed uses on this property as well as the existing On Goal property to 
the southeast. 




























