Staff Report: CASE # 13-90-Z

NATURE OF REQUEST

The Applicant is requesting the approval of a Major Amendment to an approved Planned
Development (PD) District for Parcel# 413104A117. The Applicant is proposing to establish
mixed-use commercial development, with a proposed aggregate building area of approximately
22,100 square feet—on a 5.064-acre site. *Please refer to the Applicant’s statements, plans, and
other application enclosures.

LOCATION
The subject property, owned by Kenneth Klekamp Inc. et al, is located on the southwestern

portion of the intersection at Clepper Lane & Gleneste-Withamsville Road (just east of Sam’s
Club, Steak ‘n Shake, and Aldi’s). PIN # 413104A117.

In 2024, Clepper Lane had a traffic count of approximately 13,729 trips per day (2.7% large
truck traffic), with 6,163 East-bound trips and 7,566 West-bound trips. This has increased by
~20% during recent improvements to SR 32 and the surrounding areas. In 2024, Gleneste-
Withamsville Rd had a traffic count of approximately and 3,622 trips per day—which is much
lower than the previous traffic count of 10,533 trips per day prior to the SR 32 road construction
work. Once the improvements to SR 32 are complete, a significant increase is expected.

Gleneste-Withamsville Road is a Major Collector 3-lane roadway that transitions to a 2-lane
roadway with multiple turn lanes in the area adjacent to the site. Clepper Lane is a Major
Collector 2-lane roadway, with multiple turn lanes at the Gleneste-Withamsville Road
intersection.




ZONING

As referenced earlier, the affected property is zoned Planned Development (PD)—with the
adjoining properties to the north, south, east and west also zoned Planned Development (PD),
with the exception of one property to the east is zoned Business (B-1). A/l of the adjacent land
uses are commercial in nature.

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 Central (S.R. 32) Retail Corridor. Currently, this portion of the corridor
contains a variety of commercial / business uses. As this Corridor continues to remain the
primary commercial area within Union Township, new development activities (including infill
development) have remained steady.

Among other things, the Plan calls for architectural standards that promote cohesive and
attractive design resulting in an enhanced quality of life and spurring additional investment —
with development oriented to foster strong streetscape impressions—the installation of
sidewalks along all public street frontages, shared driveway and parking configurations
whenever practical, the establishment of maximum parking limits, and site development to be
conducted in a manner that focuses on maximizing land use efficiency with infill
development. For commercial development, the use of traditional building materials, multi-
tenant consolidated signage, adequate vegetative buffering, and landscaping enhancements
along the corridor frontage and along shared property lines is also required, in accordance with
the Plan.

RELATIONSHIP TO THE UNION TOWNSHIP ZONING RESOLUTION
Please refer to Article 6, Sections 680-684 and Section 687 of the Union Township Zoning
Resolution with respect to “PD” Planned Development District regulations:

680. “PD” Planned Development District.
The “PD” District’s purpose is to provide sites for business or mixed business/residential developments at appropriate locations in relation
to existing and potential land uses; to afford an attractive setting for developments; and to harmonize proposed developments with
surrounding land uses. These regulations are established pursuant to authorization under Ohio Revised Code Chapter 519 (2001), as
amended, for townships to adopt Planned-unit Development zoning.

681. Regulation Conflict.
If a conflict arises between these “PD” regulations or an approved “PD” plan and other sections of this resolution, the “PD” regulations
and approved plan shall prevail for land zoned Planned Development District.

682. Approved Plan Governs Use.

Land use for any property in the “PD” District shall be consistent with the use, design, and details contained in the approved “PD” plan for
that property and any conditions of approval. Other applicable regulations from this resolution, such as nuisance regulations, also apply
to “PD” property. Pursuant to an approved plan, allowed uses in the “PD” District may include those stated in the “B-1" and “M-1"
Districts, or substantially similar uses as determined by the Zoning Commission and Board of Trustees. Integrated residential use with
commercial development may be considered for approval in the “PD” District, with residential density not to exceed that of the “R-1”
District.
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683. Procedure to Rezone Property to “PD.”

1.

The property owner may submit an application for a zone change to “PD” Planned Development District to the Union
Township Planning & Zoning Department. The application shall contain fifteen (15) copies of the completed form,
attachments, a site plan conforming to the “site plan requirements” below, and the required fee.

The application shall be processed in accordance with Ohio Revised Code Chapter 519 (2001), as amended.

684. “PD” Plan Requirements.

1.

All site plans shall contain the elements stated in Section 1131. In addition, the following shall be included on the plan:

a.
b.
c.

Building lot area coverage percentage.
Residential density, if applicable.
Detailed description of fagcade materials for all proposed structures.

The site plan shall contain on the cover the following signature lines to be signed by the property owner and Planning &
Zoning Director before a zoning certificate is issued...

A separate landscaping page shall be included in the plan, illustrating the following:

a.

Landscaping over ten percent of the lot area. Detention/retention areas are not considered part of the ten percent
requirement.

Location and description of landscape plantings, groundcover, and specific treatment of any other open spaces

A ten-foot landscaped buffer yard along any public right-of-way or private street easement. A continuous three-
foot grass (or other plant covered) berm or continuous row of three-foot-tall (at planting) shrubs, setback at least
three feet from the right-of-way or easement line, shall be provided within the buffer yard.

A twenty-foot landscaped buffer yard along any adjoining residential zone. The buffer yard must also contain one
of the following screening mechanisms:

1) A continuous wood privacy fence at least six feet high and at least one tree four feet tall (at planting)
spaced every ten feet on the neighbor’s side of the fence; or

2) A continuous row of evergreens at least six feet tall (at planting), spaced no more than five feet; or

?3) A continuous grass (or other plant covered) berm at least five feet tall and at least one tree four feet
tall (at planting) spaced every ten feet along the berm crest.

4) If existing natural vegetation is proposed as screening, the landscape plan must provide detail of
existing conditions sufficient to show screening equivalent to the above exists, and with sufficient
detail for future zoning enforcement purposes.

Buffer yards must be landscaped and may not contain any other uses. Landscaped detention/retention may be
placed in the buffer yard provided it does not interfere with the adjoining property.

In addition to the ten percent general landscaping requirement, internal planting islands equal to five percent of
the entire parking lot area shall be placed within parking lots. The islands shall be dispersed so to break up the
pavement expanse. Internal planting islands shall be curbed, and contain a minimum area of one hundred twenty
square feet and eight feet of width. At least one shade-type tree a minimum of eight feet tall at installation shall be
included for each two hundred square feet of internal planting area. Developments with twenty or fewer total
parking spaces are exempt from this requirement.

687. Supplemental Provisions.

1.

2.

Signage shall be consistent with the nature and scope of the development exclusive of Article 9.

Buffer yards, screening, landscaping, vegetation, and all other plan elements shall be in place by the time the Union
Township Planning & Zoning Department issues a certificate of occupancy, or at such time as construction substantially
ceases, whichever occurs first.

The failure to maintain open spaces, hard surfaces, and landscaping in good condition is a violation of the “PD” plan.

Forty feet of right-of-way shall be dedicated for all properties fronting on public streets. The forty feet of right-of-way is “half’
right-of-way, i.e., measured from the center of the road. By specific motion, the Zoning Commission or Board of Trustees may
exempt a development from this requirement if appropriate. If total right-of-way equals eighty feet or more, no additional right-
of-way shall be required unless necessary for special circumstances or improvements.

Prior to issuance of a zoning certificate, the property owner shall provide to the Planning & Zoning Department copies of
executed and recorded cross easements to all adjoining property owners that share a common street frontage (public or
private) with the “PD” property. The cross easements shall allow, at a minimum, use by automobile and delivery vehicle
traffic. The general location of the cross connections shall be shown on the “PD” plan. By specific motion, the Zoning
Commission or Board of Trustees may waive this requirement if appropriate. The requirement is waived automatically if a
publicly dedicated frontage road serves both the development and adjoining properties.

Prior to issuance of a zoning certificate, the Applicant shall record all necessary plats consolidating, dividing, and dedicating
right-of-way consistent with the boundaries represented on the “PD” plan and/or conditions or approval.

Any exterior pole lighting, canopy lighting, or similar lighting shall be flat lens design and shielded so that all light is down
directed. Sag lens lighting is prohibited. Where the “PD” property adjoins or is within one hundred fifty feet of a residential
zone, lighting shall be directed away from the residential property. Any building mounted lighting shall contain shields
directing lighting downward preventing spillover onto adjoining property. If within fifty feet of a residential zone, building
mounted lighting facing the residential property (other than recessed soffit mounted lights) shall be installed no higher than
four feet from grade.
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8. Parking requirements shall comply with Article 8, Off-Street Parking and Loading Regulations, unless otherwise modified in
the plan. A justification note shall accompany any modification on the plan.

9. Building lot area coverage may not exceed thirty-five percent and building height may not exceed seventy-five feet.

10. Minimum building separation shall be maintained in accordance with fire and building codes. The number of buildings per lot,
minimum setbacks (except for residential and right-of-way buffer yards), and minimum lot size are otherwise variable for the
“PD” District.

11. The Applicant shall make available in advance of any hearing by the Zoning Commission the results of any site distance or
traffic study requested by the Clermont County Engineer. The Applicant shall also provide confirmation from the appropriate
governmental agency showing resolution of any issues raised pertaining to the development. Failure to provide this
information in adequate time or advance review by Zoning Commission members may be grounds for denial of the
application.

12. The standards and conditions stated in these regulations are minimums. The Planning & Zoning Director, Zoning
Commission, and Board of Trustees may impose higher standards if warranted based upon the unique circumstances of a
given development.

13. No construction shall proceed prior to the issuance of a zoning certificate. No property shall be used or occupied prior to
issuance of a certificate of occupancy endorsement from the Union Township Planning & Zoning Department.

14. The Board of Zoning Appeals is without authority to alter or amend “PD” plans.

BACKGROUND

This property was zoned as a R-2 (Residential Single Family Detached Residential) District,
since the advent of zoning in the Township in 1959. In 1990, the affected property was
rezoned—in association with an approved concept development plan—to PD-Planned
Development as part of a larger development area. Between 1994 and 1995, three (3)
commercial developments were proposed—including a Kohls, a Baby Superstore, and a Steak
"n Shake. From 2001 to 2003, Aldi, Sams Club, Gordon Food Service (GFS), and Chipotle were
(all) approved as Major Amendments by the Board of Trustees. An expansion for Aldi was
subsequently approved in 2017. Of all of the previous plans for the site, no Major Amendments
have been approved involving detailed plans for the site; it has been reserved for “future retail.”

STAFF REVIEW & ANALYSIS

The Applicant’s current proposal meets some, but not all, of the objectives of the Horizon 2030:
Union Township Comprehensive Land Use Plan’s Future Land Use Policies and
Recommendations for the Central (S.R. 32) Retail Corridor. The Applicant has proposed three
(3) commercial buildings that would include a mix of dining, retail, office, and educational / child
care uses—which would increase the land use efficiency with infill development for this site.
The height of the proposed structures would range from 14°-4” for the proposed bank to 23°-4”
and 26°-4” for the retail and dining uses (for the former) and the educational / child care uses (for
the latter). With respect to the current architectural plans, a majority of the visible building
elevations appear to consist of traditional building materials, as required by the Zoning
Resolution and Comprehensive Plan for this Corridor; however, the proposed bank structure
would need to be modified to satisfy this particular requirement. Overall, there is a cohesive and
attractive design for this project, as called for in the Land Use Plan—to enhance the quality of
life in the area and spur additional investment. Staff recommends that some additional
architectural design features be incorporated to the east side of all of the proposed structures,
to break up blank facade area(s) and be more compatible with the Corridor’s stated objective of
having “...development oriented to foster strong streetscape impressions.”
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In terms of access to the site, four (4) access-points are currently proposed. The northern access
from Clepper Lane to the site is an existing right-in/right-out (only) access, to the east of Steak
‘n Shake. The proposed, new primary access intended to serve the site would be from Gleneste-
Withamsville Road, directly across from Kennedy’s Landing. This access point, which would
require approval from the County Engineer’s Olffice, is intended to be a shared access point that
would serve both this site and the future development site to the south (currently owned by the
Union Township, Clermont County CIC, Inc.). This is an item that needs to be addressed with a
cross-access easement agreement. The two (2) other access points are designed to tie into the
existing parking and internal driveway areas serving Aldi, Steak’n Shake, and Sams Club.
Finally, in terms of pedestrian and / or multi-modal access to the site, a sidewalk is proposed
along Gleneste-Withamsville Road, however, no sidewalk appears to be proposed along Clepper
Lane on the current plans. Per the Horizon 2030: Union Township Comprehensive Land Use
Plan a sidewalk is required along Clepper Lane (as well as Glenete Withamsville Road).

Although a landscaping plan has been submitted, the current plan is lacking detailed information
(to accurately reflect the plant types and sizes)—and would need to be enhanced in the areas
adjacent to the proposed dumpsters as well as along the frontage / road right-of-way areas of
the site (which should include street trees). Additional details with respect to proposed retaining
walls would also be needed as part of a subsequent commercial zoning permit review.

A proposed monument sign location has been identified along Gleneste-Withamsville Road,
however, there appears to be no other proposed free-standing monument signage locations on the
current plans. This singular, proposed monument sign is presumed to be a multi-tenant sign,
rather than signage for a specific business—although a monument sign detail has been submitted
for the proposed educational / child care use. No multi-tenant signage plans have been produced
by the Applicant. Although some of the architectural information shows wall signage, more
detailed plans would need to be submitted and reviewed.

A lighting/photometric plan has been provided. Most of the plan meets the Township’s
requirements with respect to proposed foot-candle measurements; however, there are some areas
in the southern and southwestern portion of the property where the plan would need to be revised.
Additionally, details and spec sheets with respect to all proposed lighting would need to be
submitted.

The current development plans indicate that two (2) of the three (3) proposed dumpsters are
intended to be located along public street frontage (Gleneste-Withamsville Road)—which would
be in direct contradiction to the Land Use Plan, and would counteract Corridor’s stated objective
of having “...development oriented to foster strong streetscape impressions.” Therefore, staff
finds that the two (2) dumpsters currently shown along the road rights-of-way / frontage would
need to be moved to the interior development area(s).
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ACTION REQUIRED

In accordance with Section 680-687 of the Zoning Resolution, the Board of Trustees is to enter
a motion to approve, approve with some modification, or deny the Applicant’s request to
approve a Major Amendment to an approved Planned Development (PD) District and the
accompanying Formal Development Plan as submitted, and / or with any further modifications
as deemed necessary by the Board.

RECOMMENDED MODIFICATIONS

If the Board should choose to grant favorable consideration to this Major Amendment
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 (including
access points and sidewalk locations), 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 must acknowledge on all plans that the Gleneste Withamsville primary
access for the site is intended to be a shared access point that would serve both this
site and the future development site to the south. This is an item that must be
addressed with a cross-access easement agreement.

3) The Applicant would need to install a 6-foot sidewalk along the both Clepper Lane
and Gleneste-Withamsville Road rights-of-way around the perimeter of the northern
and eastern property boundary. This is an item that could be addressed
administratively by staff.

4) The Applicant would need to modify the proposed building materials for the proposed
bank structure, so that a majority of the structure would consist of traditional, high-
quality building materials. Additionally, staff recommends that some additional
architectural design features be incorporated to the east side of the proposed
structures, to break up blank facade area(s). This is an item that could be addressed
administratively by staff (through review and approval of updated elevations).

5) The top of all proposed buildings must include adequate screening of the
mechanicals, to demonstrate consistency with the Focus Overlay District Area and
the Comprehensive Plan. This is an item that could be addressed administratively by

staff.

6) The Applicant would need to provide a more detailed, enhanced landscaping plan—
to accurately reflect the plant types and sizes, enhance plantings in the areas adjacent
to the proposed dumpsters, and to provide street trees and plantings along the frontage
/ road right-of-way areas of the site. Details with respect to proposed retaining walls
would also be needed. This is an item that could be addressed administratively by

staff-
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7)

8)

9)

10)

11)

A signage plan would ultimately need to be submitted. All free-standing signage
should be limited to monument signage, preferably multi-tenant signage, capped at a
height of not more than 10’ from finished grade. This is an item that could be
addressed administratively by staff.

A lighting / photometric plan for the proposed site has been submitted. All lighting
would need to be noted as “inward or downward directed and shielded, dark-sky
compliant” and of sufficient intensity to illuminate without projecting onto the
adjoining residential property (i.e. less than or equal to 1.0-foot candle at the property
lines and road rights-of-way). Additionally, a 1.0-foot candle measurement along the
proposed property boundaries (if a parcel split is to occur) would need to be addressed
properly. *Details / specs of proposed lighting must be provided; however, this is an
item that can be addressed administratively by staff.

Staff finds that the two (2) dumpsters currently shown along the road rights-of-way /
frontage would need to be moved to acceptable interior development area(s), with
adequate vegetative buffering and appropriate brick and / or masonry dumpster
enclosures. This is an item that could be addressed administratively by staff.

The Applicant would need to provide documentation of parcel/lot split and addressing
of said parcels. This is an item that could be addressed administratively by staff.

As of July 1%, 2025, there are a number of administrative items related to the Site Plan
requirements set forth in Article 11, Section 1131 and Article 6, Sections 684-687 of
the Union Township Zoning Resolution that would also ultimately need to be
addressed, prior to the issuance of a subsequent (commercial) zoning permit(s) by the
staff. These items include, but are not limited to: parcel data; development data;
floodplain information; parking and circulation information; stormwater management
facility location(s); construction schedule, etc. These items can be addressed
administratively by staff.
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bayerbecker.com
513.336.6600
cincinnati | fort mitchell | indianapolis | mason | oxford

June 10, 2025

Mr. Mark McCormack

Development Director | Dept. of Planning & Zoning
Union Township, Clermont County

4350 Aicholtz Road

Cincinnati, OH 45245

Re: Clepper Lane & Glen Este-Withamsville Road
Major Modification to Planned Development

Dear Mr. McCormack:

Enclosed please find documents in support of a Major Modification to Planned Development application
for a project to be located at the corner of Clepper Lane and Glen Este-Withamsville Road. The following
are enclosed:

1) Check in the amount of $400.00

2) Executed Application

3) (2) full size and (6) reduced size copies of the PD Plan

4) (2) full size and (6) reduced size copies of the Landscape Plan

5) (2) full size and (6) reduced size copies of the Site Photometric Plan

6) (2) full size and (6) reduced size copies of the Building Elevations

The project consists of 3 individual buildings on the property which may be subdivided at a later date.
The southernmost building is planned as The Learning Experience daycare which consists of
approximately 10,000 square feet of floor area. The middle building, containing approximately 8,400 SF
of floor area, is planned as a 3-unit retail building including potential restaurants or other users with one
drive-thru located on the east side of the building and a dining patio located on the west end of the
building. The northernmost building, containing approximately 3,700 SF is planned as a bank or other
similar use with a drive thru located on the north side. Details showing the proposed buildings and site
improvements are contained in the design documents listed above.

Please place this item on the July 8" Board of Trustees Meeting agenda. Should you have any
guestions, or need any additional information, please do not hesitate to contact us.
Sincerely,

John A. Bayer, PE

Enclosures

Cc: Tony Giuffre, Bunnell Hill Development

surveying | civil engineering | transportation engineering | landscape architecture | planning lof1l
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- 10' WIDE ALONG ANY PUBLIC OR PRIVATE STREET
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This document contains confidential and proprietary information belonging to The Learning Experience (“Disclosing Party”). The information herein is provided solely to allow the receiving party to obtain budgeting and pricing from a general contractor. It does not represent the intended design, specifications or plans for any future project the receiving party may pursue. The document shall not be used for construction purposes or considered representative of any forthcoming work. The receiving party is authorized to use this information only for their internal budgeting and pricing purposes related to

construction. No other use is permitted. The information herein shall not be shared, distributed, or disclosed to any third parties without the express written consent of Disclosing Party, except: (i) with employees, officers, and directors of the receiving party who have a legitimate need to access this information; or (ii) if required by law, regulation, or legal process, provided the receiving party promptly notifies the Disclosing Party to allow seeking a protective order or other remedy. Unauthorized, disclosure, copying, or distribution is expressly prohibited and may result in legal action.

1. GENERAL CONTRACTOR SHALL SUPERVISE AND DIRECT THE WORK
USING THE CONTRACTOR'S BEST SKILL AND ATTENTION. THE GENERAL
CONTRACTOR SHALL BE SOLELY RESPONSIBLE AND HAVE CONTROL OVER|
CONSTRUCTION MEANS, METHODS TECHNIQUES, SEQUENCE, AND JOB SITE
SAFETY.

2. GENERAL CONTRACTOR MUST PROVIDE AND INSTALL ALL PRODUCTS
PER PLANS. SUBSTITUTED PRODUCTS NEED TO BE SUBMITTED TO THE
ARCHITECT AND THE LEARNING EXPERIENCE FOR APPROVAL.
UNAPPROVED SUBSTITUTIONS WILL BE REPLACED AT THE EXPENSE OF THE
GENERAL CONTRACTOR.

3. VERBAL REPRESENTATION HAS NO VALUE AND ALL REQUESTS TO
CHANGE ANY PRODUCTS OR SPECIFICATIONS PER PLANS, MUST BE
SUBMITTED IN WRITING TO THE ARCHITECT AND THE LEARNING
EXPERIENCE FOR APPROVAL.
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program, however AGIl, Genlyte and King Lighting Inc. assume no liability for
the decisions made with the assistance of these design programs. Actual light
levels generated by installed luminaires may differ from the light levels

predicted by AGl or GENESYS for a number of reasons including (but not limited to) SHEET
electrical supply, equipment tolerances, installation details, lamp/ballast LIGHTING DESIGNER CHECKED DATE
interaction, thermal factors and obstructions from within the space.
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