Est. 1811

Union Township

UNION TOWNSHIP BOARD OF ZONING APPEALS
TAUGUST 157, 2024 MEETING

f VARIANCE REQUEST

“ANTHONY RIVERS, Appllcant
4063 GLEN ESTE-WITHAMSVILLE ROAD

.

Staff Report: CASE # 4-24-A

NATURE OF REQUEST

The Applicant is requesting that the Union Township Board of Zoning Appeals consider a
Variance request to create up to 2 buildable lots (for single-family dwellings) that may be less than
the required 20,000 sg. ft. minimum in a Single Family Detached Structure Residential Zone (R-
1)—pursuant to Article 6, Sections 602 (Figure 1) and 621 of the Zoning Resolution. *Please refer
to the Applicant’s statements, plans, and other application enclosures.

LOCATION
The subject property, owned by B & P Builders LLC, is located approximately 90 feet to the north
of the Gleneste-Withamsville Road and Loda Drive intersection, on Parcel #413217A098.

ZONING

The subject property is zoned Single Family Detached Structure Residential Zone (R-1), with
Single Family Detached Structure Residential Zone (R-1) zoning also adjacent to the north, south,
east, and west of the property (approximately 500 feet+ in all directions).



BACKGROUND

The Owner purchased the subject property in September of 2023. The Owner purchased the
property with the goals of: 1) rehabilitating the existing single-family residence; and 2) adding a
new, second single-family residential structure. At the time that the property was purchased, the
Owner was unaware that a “Parcel Cut-Up” plat that he was provided (dated July 11, 2023)—
which showed the 0.86-acre property split into 2 equal lots of 0.4317 acres—had not actually been
recorded / executed. Since the property was acquired, the Owner has demolished an accessory
structure on the property and has been actively working to remodel the existing house, which was
built in 1934.

In June of 2024, the Applicant attempted to start the application process to acquire a zoning
certificate for a new (second) single-family detached residential structure on the property. At that
time, the Owner became aware that the property had not been split, as shown in the aforementioned
“cut-up” plat—and became aware of the fact that property could not be split into 2 separate
buildable tracts without a Variance, based on the required minimum lot size.

STAFF COMMENTS:
After reviewing the proposed application in totality, please note:

1) Even if the property would be divided into equal parts, at most, the 2 resulting tracts would
be 18,805 square feet—which is 1,195 square feet less than the minimum 20,000 square
foot requirement set forth in Article 6, Sections 602 (Figure 1) and 621 of the Zoning
Resolution.

a. The proposed use to establish a detached, single-family dwelling unit is a permitted
use within an R-1 Zoning District, provided that it is located on a conforming
buildable tract, or on a tract that has received the necessary Variance.

b. Although the Applicant has submitted a concept for the proposed land division, he
appears to be amenable to reconfiguring the land in another manner. No matter how
a proposed split could be reconfigured, a Variance for lot size would be required
for at least one tract.

2) With respect to the conceptual site plan submittal, the Applicant has demonstrated that the
required front, side, and rear setbacks can be achieved.

a. The Applicant is willing to adjust the width of the additional residential structure, if
needed.

b. The Applicant has indicated that it is his intention to build the proposed, new
residential structure to resemble the character and architectural form of the existing
housing on the surrounding/adjacent properties.

3) Pursuant to Section 430 of the Township Zoning Resolution, to grant the necessary
Variances, the Board would need to find that the literal enforcement or strict application of
the provisions of the Zoning Resolution would result in an unnecessary hardship.
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4) In accordance with Section 431, the Board would also need to find affirmatively on:

a.

The granting of the Variances shall be in accord with the general purpose and intent
of the regulations imposed by this Resolution on the district in which it is located,
and shall not be injurious to the area or otherwise detrimental to the public welfare.

The granting of the Variance will not permit the establishment of any use which is
not otherwise permitted in the district.

There must exist special circumstances or conditions, fully described in the
findings, applicable to the land or buildings for which the Variance is sought, which
are peculiar to such land or buildings and do not apply generally to land or buildings
in the area, and which are such that the strict application of the provisions of this
Resolution would deprive the applicant of the reasonable use of such land or
building. Mere loss in value shall not justify a Variance; there must be deprivation
of beneficial use of land.

There must be proof of hardship created by the strict application of this Resolution.
It is not sufficient proof of hardship to show that greater profit would result if the
Variance were granted. Furthermore, the hardship complained of cannot be self-
created; nor can it be established on this basis by one who purchases with or without
knowledge of the restrictions; it must result from the application of this Resolution;
it must be suffered directly by the property in question; and evidence of Variances
granted under similar circumstances need not be considered.

The granting of the Variance is necessary for the reasonable use of the land or
building, and the Variance as granted is the minimum Variance that will accomplish
this purpose.

The proposed Variance will not impair an adequate supply of light and air to
adjacent property, substantially increase the congestion in the public streets,
increase the danger of fire, endanger the public safety, or substantially diminish or
impair property values of the adjacent area.

The granting of the Variance requested will not confer on the applicant any special
privilege that is denied by this regulation to other lands, structures, or buildings in
the same district.

ACTION REQUIRED

In accordance with Article 4, Sections 430-431 and Article 6, Sections 602 (Figure 1) and 621

of the Zoning Resolution, the Board of Zoning Appeals’ role in the Variance process is to either
enter a motion to approve, modify, or deny the Owner / Applicant’s request to create up to 2
buildable lots (for single-family dwellings) that may be less than the required 20,000 sq. ft.
minimum in a Single Family Detached Structure Residential Zone (R-1)

**Please note that these decisions must be based on the evidence, testimony, and Findings of Fact
related to the various requests.
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Variance Application

UNION TOWNSHIP s L\ "LL\,@ A,
BOARD OF ZONING APPEALS
4350 Aicholtz Road Date M_M__

Cincinnati, OH 45245
(513) 753-2300

PLEASE PROVIDE SIX COPIES OF THIS FORM AND ALL MATERIALS (original set + 5)

Re: Property located at: ACED Ly ESTE (uTHANS VLLE p?/

Property Identification Number from Auditor's Tax Bill __%// 32| 7290578. .

APPLICANT INFORMATION

//)

N

7 i “l ‘_/o»,‘
A Name_ /7% THOLA L ="
.
g L ey . 7:”.‘w
Mailing Address__ =/ 7| TEYL [T v 0/
/e Ol (c’ (515 Phone /3 2L 77¢.7

B. Property Owner(s) E)Ff‘*f M (Lﬂut

Mailing Address €5] CALZY 24

WO CHETE? Oite Y45¢9 7 Phone 5/3-¢/ 7 774¢

C. Contact Person ,%MHCW ég\ut %3

Malling Address WG ERTOw

AN itie 4550 Phone 5/3 X& 7962

. VARIANCE INFORMATION

A | hereby request the Board of Zoning Appeals to grant a variance(s) from Section(s)
LG2 (2]
of the Union Township Zoning Resolution.
B. Please describe generally each varlance requested
\l \J’\\) ,».lf_'; [ \V i \ '. ; L it T > \)L:-' ;{/\E‘ /y{;u L

C. Please state the zoning district(s) of the property:




, v'NotéryAF{ubliC e

D. For each variance requested, please complete the attached form “Exhibit A" which
is incorporated into this application.

E. Please provide six copies of the following, which are incorporated into this application:

1. List of adjacent property owners (see attached form “Exhibit B”)
2. Tax map with subject property highlighted.

3. Legal description of the property.

4. Site plan showing the parcel and proposed use of the property.

F. Please enclose application fee.

AFFIDAVIT

| hereby depose and affirm that | have familiarized myself with the rules and regulations of
the Union Township Zoning Resolution in preparing this application. | certify that | have
read the foregoing document and supplements attached thereto, and hereby attest to the
truth and exactness of the information supplied herewith.

Y, / n
//.)/ / !ll ;
(e i
a2 vl V(’

/AN

Applicant

STATE OF OHI?,.T /
COUNTY OF e et

7

Subscribed and sworn fo before me this 2% _dayof _J.& 20 7Y

v

(= T i e
s o /’2/ o
T 2 Mg

_ LUCAS HILER

S Notary Public, State of Ohio
DXL My Commission Expires
November 22, 2026

COMMISSION; 2021 -RE-840758

Doy T

My commission expires /// A




EXHIBIT B

ADJACENT PROPERTY OWNERS

Adjacent properties include those across streets and touching the property in any manner.
A printout from the county auditor stating this information may substituted for this page.

The following are the individuals, firms, or corporations and their mailing addresses as they appear
in the county auditor’s tax list as owners of property adjacent to the subject property.

1. Name HAGEAR) TE22 LEE Parcel ID#_~/4.20¢ , (43
Mailing Address £2% ~cPd DR

2. BLCEL LG MICHAEL T20STEE Parcel ID# -4/ 3077 4 242,
JoE ] Srbn BSTE L TnANS v kL E [

3. LAVER  RICIHAZ0 ) Parcel ID# A/ /206 CH.2
EoU Jo0A OR

4, HORNSOR EM EEE Parcel ID#_%//3.2] 7/500& .,
HOEH  CLENESTE wd!THANMSUSLE Rol

5. MBS JACRY i Cr A Parcel ID# /3217 5212,
HOED Cp BN ESTE L TIRA sy LLE Ko/

8. ' Parcel ID#

7. Parcel 1D#

8. _ Parcel ID#

9. Parcel ID#

10, Parcel ID#

11. Parcel ID#

12. Parcel ID#




EXHIBIT A

Please describe how the variance requested conforms to standards stated in Section 431.5(a-g)
set forth below (a response to each of the subsections 431.5 (a-g) must be provided for each
variance requested, additional sheets and/or additional copies of this page may be used).

,’; JAS ¢
Section to which a variance is requested: #.° @
431.5.a. Please describe how the granting of the variance is consistent with the general purpose

and intent of the regulations imposed by this Resolution on the district in which it is located, and is
not injurious to the area or otherwise detrimental to the public welfare.

SOTY WeUSEC ST AMAVTALL  THE RECUPED  Flww T- Cetf
1058 KEQUPED S ET BACKS

431.5.b. Please describe how the granting of the variance will not permit the establishment of any
use which is not otherwise permitted in the district.

BULY IV G AEW ROUSE On TeRaeT (4)

431.5.c. Please describe the special circumstances or conditions, applicable to the land or buildings
for which the variance is sought, which are peculiar to such land or buildings and do not apply
generally to fand or buildings in the area, and which are such that the strict application of the
provisions of this Resolution would deprive the applicant of the reasonable use of such land or
building. Mere loss in value shall not justify a variance; there must be deprivation of beneficial use of
land.

WANTED T o FPEHAR (1900 ) TIIRER [FRAME  [+0uSE

AMD  Puep  ANEWw ONE NEKT TO T




(Ex. A continued)

431.5.d. Please describe the proof of hardship created by the strict application of this Resolution, It
is not sufficient proof of hardship to show that greater profit would result if the variance were granted.
Furthermore, the hardship complained of cannot be self-created: nor can it be established on this
basis by one who purchases with or without knowledge of the restrictions; it must result from the
application of this Resolution; it must be suffered directly by the property in question; and evidence of
variances granted under similar circumstances need not be considered.

DOUGHT WOUSE TO PReHAD + BUILD NEWW HONE
LMEXT TO (T AMEEDR _VALIANCE TO Do SO

431.5.e. Please describe why the granting of the variance is necessary for the reasonable use of the
land or building, and why the variance requested is the minimum variance that will accomplish this
purpose.

20T |S UNWPER _2000d S, FT

CIN_FIT_SHa)LER  Luplit povsE orn LOT

431.5.f. Please describe how the proposed variance will not impair an adequate supply of light and
air to adjacent property, substantially increase the congestion in the public streets, increase the

danger of fire, endanger the public safety, or substantially diminish or impair property values of the
adjacent area.

BWOUSE S VERY SIMILAL TC  SURPOUDING  HOMES
L8 SINE MNEHTS OM NEICHY BOPLS  RoTH SIDE S
GULL MEF SET BAOKS

431.5.g. Please describe why the granting of the variance requested will not confer on the applicant

any special privilege that is denied by this regulation to other lands, structures, or buildings in the

same district. .
LOVEWN  WOUSE & JOT poT KMOwin s 1T AEEQED 0000 SO Fl.

YO BUWD NEwW [emE [ Wikl AOT MAPEN /?6/?//(/)
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Auditor Home

E)(\g‘\‘\;u ¢ hou CE ON SEACT (B>

Profile
Sales/Transfers
Residential

Commercial

Outbuildings

Permits

Values

Value History

Tax Summary

Tax Detail

Current Tax

Distribution 2023

Tax History

Payment History

Assessment

Proposed Levies for

March 19, 2024

Election

New Levies for 2023

Manufactured Home

Sketch

Tax Map

Pictometry

Surveys

Property Recap Report

Plat Viewer

Data Copynght Clermont County Auditor Office

Last Updated: 24/Jun/2024
Powered by 1asWarld Public Access, All rights reserved.
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Auditor Home
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GENERAL NOTES

1. DIMERSICN NOTES: EIERICR DIMDSIONS TO FACE OF SOUNDATIC. INTERIOR DIERSIONS 10 FACE GF
SIIDS. DUERCR PARIITION 34" INESS NOTED OTHERMSE.

2. UO0D LINTELS: RNLESG NOTED OTHERHSE) 247 STUD OFENNGS LP T0 30, USE QI 28", CFENIGS
.ﬂ«u%v..ﬁﬁmﬂgssﬁwﬁ.tﬂmnﬁmﬂnéﬁw-émrgﬂ
343 SOLID TO0D BEARNG 1O TOP CF FONDATION OR BASSTENT BEA' # EACH BD, TIPIGAL

3 STEEL LINTELS: (NLESS NOTED OTRERUSE) MASCHRY OFENINGS UP TO 4'-0" USE 433%K ST
AGLE. OPENIGS 41* T0 [5°0" USE ¢ * STL. ANGLE. 16'-0" OPENNGS UITH 3'-0° OR LESS
CF ERICK ABOVE LSE ' " STL. AGLE TEIPORMY SUFPORT N THE CENTER ROR 28
DAYSL 1507 CPENINGS UTH NRE THAN 3'-0 CF ERKK ABOVE USE TxA™y" STL AMAE GEAE
TENPCRARY SUFPORT I THE CENTER FOR 28 DATSL

4. CLOSETS: ALL CLOTHES CLOSETS TO HAVE [ I2° SHELE: LINEN CLOSET/PANIRY: (47 12° OR I5° SRELYES.
5. VENTS: BATHROGH EXIAIST FANS fEF) ¢ CLOTHES DRYER T0 ¥ENT TO EXTERIGR.

6. 200D ROOF/FLOCR TRUSEES: AFPLICANT SHALL SUEXT TRUSS DEGIGN DATA, FABRICATCR, TYFE 4
MARFACTURERS SEALED DRAUNGS! W LATQUT SHEET PRIOR TO FRRE INSPECTION FOR BUILDIG
DEPARTLENT APFROVAL AL ROCF OVERRATRD 10 B COWTRICTED CF MAF, APPD. 1000 ROCF
TRISEES UNLESS NOTED CTHERKESE. TRISSES ROT DESIGED FOR GIORAGE ABOVE, URG,

L DESIGH LOADS: fLUJ RLOOR LOAD ~ 40 FSE, STAIR = 40 PSE, ROOF = 20 PO, DECK = 40 PSE SW0D «
20 PE. 10 = 5 I GARMGE 5LAB = 50 PF. Ik ASBIED SOLL BEARWG CAPACTIY = 00 Fr

F‘ggﬁsgﬂgmnm;jgﬂﬂka—ﬂm

Wb - 1130 PS| FOR 2%5% Fp - 1500 PS FOR 2%00%, 4 b FOR 2%12° ¢ E « 100000,
ALL $TU08 O BE (F SIUD GRACE SPRICE-MNE-FIR I Fb = 615 PSE (£ «
gggma.gmﬂ.mufgﬂﬁl B2V PRE
2000000 FOR PARALAY Fo « OO PS4 E = 200 FOR TREERS]

10. TRISS LIFBER GRADE; TCP 4 BOTTCHM CHORDS BHALL EE CF MER SPRICE-PNE-FIR W/ b = 1650 FS)
4 E 2 1200000 OR BALECT STRUCTURAL YELLOU MNE 7 Fb = 2060° FSI 4 E = LA20000 FOR 254",
Hm !nn_\»@“ugﬂ_.mngmﬁg.igwﬁa\?"ﬁgl

& £ = 130000 FOR 2%¢° £ 2%0%

il SKE DETECTORS: IRSTALLATION & LOCATION A5 SHOUN O ALOOR PLANS. FOLLOD ADDITIONAL
LOCK. REQUIREFENTS:

T2 COLRETE: FOOTINGS { INTERICR FLOORS 10 BE A M, CF 2500 Pl DWLLS 0 BE A ML CF 3000 F3L
COURETE: GARKGE SLAB3 § OTHER EXT. FLAT UORK. SUALL BE A PR CF 4500 3. FOMND. MALLS, GAR.

15, BAL BRACING: EXTERIOR LOCD FRA'E RIALLS & GABLE ENDS SHALL BE ERACED U/ STRICTIRAL SHEATHRG.
ALL WAL SHEATHNG SEA'S TO BE BAOED BY BLOONG EQIAL 10 STWD SIZEL

'8 Eﬂgaéagﬁgggsgqammﬂc
FEEERS OR MORE [EC. ) 2%0'} & WOCD BEA'S W STERL FLATES SiAL BE BOLTED & b'e THRY
BOLTE. T/ WUSHERS ON EOTH. SIDES; # 16™ OC. STACGERED THROIGH THE DIVRE LBGTH OF TE BERL

15, PRESSURE TREATED (1) HATERIAL: ALL K000 FRAMING MATERIAL IN DIFECT CONTAGT W/ MASOWRT
BALS LOR CONC. RLOOR SLABS SHALL BE OF PRESCURE TREATED MATERIALS.

16 STRUCTURAL COLUMNE: STRICTIRAL UOCD ¢ STEEL COLLNS 10 BE CONTIMIOUS TO, OR FROMDE ~

——SOLID-BLOCKING TO, COC. RIDTR TAL CR OTHER STRICTURAL BLEVENSS BELGUL

FIBERGLASS SHINGLES ON 0T LAYER OF 15% FELT.
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L PREFAB FIREFLACES: BUILDING INSPECTOR SWALL PE PROVIDED HALFACTURERS INSTALATION
SPECTRCATIONS ON PREFAB FIRSFLACE UNITS # FRATING DEFECTICN.

15 TRISEES SHAL EE CONECTED 70 WALL PLATES BY THE USE OF AFROVED
CONECTORG G254} HAVING AN LFUIFT RESISTANCE OF NOT LESS THAR 115 LBS,
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