
  
 

 

 

 

 

 

 

 

 

 

BOARD OF TRUSTEES | OCTOBER 14TH, 2025 MEETING 

MODIFICATION TO 

OVERLAY DISTRICT PLAN 

Owner / Applicant: Rupp Family Enterprises, LLC 

4385 Winding Creek Boulevard 

Department of Planning & Zoning | www.utclermont.gov | 513-753-2300 | 4350 Aicholtz Rd 

STAFF REPORT: Case # 3-19-O     

Please refer to the yellow-highlighted, bold and italicized areas for the updated, new 

staff comments, as compared to Staff Report from August, 2025. 

 

NATURE OF REQUEST 

The Owner / Applicant is requesting a Modification to an approved Overlay Case from 

2019. The Applicant is proposing the construction of two (2) 20,400 square foot buildings 

on Parcel #413103B285—which is a 4.0-acre site. The proposed buildings have been 

planned to accommodate multiple tenants and include both office and warehouse use 

space(s). As part of this application, the Applicant is requesting rear setback relief from 

the adjoining residential zone (per Article 6, Section 661) as well as sidewalk relief.                                                   

*Please refer to the Applicant’s statements, plans, and other application enclosures. 

LOCATION 

The subject property, located approximately 650-700 feet northwest of the intersection at 

Winding Creek Boulevard and Olive Branch Stonelick Road—and is south of State Route 

32 by approximately 275 feet. 

ZONING 

The affected property is zoned Business (B-1)—with the adjoining properties to the north 

and east zoned Business (B-1) and the properties to the south and west zoned Single 

Family Detached Residential (R-1).  
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RELATIONSHIP TO THE HORIZON 2030: COMPREHENSIVE LAND USE PLAN 

The Horizon 2030: Union Township Comprehensive Land Use Plan indicates that the 

proposal is located within the Olive Branch-Stonelick Corridor.  Currently, the corridor 

contains a variety of vacant, underdeveloped, or otherwise agricultural uses / properties. 

The majority of land north of SR 32 within the corridor is zoned R-1 Single Family 

Residential District, whereas, the southern portion of the corridor is zoned a mix of B-1 

Business District, ER Estate Residential District, and M-1 Industrial District. 

The transitioning nature of the corridor provides opportunities for mixture of 

development.  The plan specifically recommends buffering, landscaping, and cohesive 

greenway design to ensure high quality growth and development.  The plan focuses on 

the preservation of wooded hillsides and other natural areas, and further calls for the 

use of appropriate access management strategies in new developments.   

 

RELATIONSHIP TO THE FOCUS OVERLAY DISTRICT REGULATIONS  

As noted in the previous section of the staff report, the affected property is located within 

the Olive-Branch Stonelick Corridor. Article 13 of the Union Township Zoning 

Resolution identifies this corridor as a “Commercial Corridor,” and Section 1307 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 FACommercial 
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…”  
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BACKGROUND 

At the creation of Zoning in the Township, in 1959, the property was zoned M-1 

(Industrial). In 1986, the parcel was rezoned to B-6 (Business). B-6 (Business) Zoning 

Districts were subsequently consolidated into the B-1 (Business) District, which 

remains the current zoning of the property.  

This property, as it is currently configured, was carved from the original Winding 

Creek Boulevard commercial subdivision in May of 2017. In July of 2017, the current 

owner acquired the property. In May of 2019, the Owner / Applicant received plan 

approval from the Board of Trustees to establish approximately 34,900 sq. ft. of office, 

commercial distribution, and warehouse space (for a multi-phase project). The Overlay 

Plan approved by the Township Trustees in 2019 has not been advanced. Therefore, the 

Applicant is seeking to amend and update the plans in accordance with the Township’s current 

procedures. 

RELATIONSHIP TO THE UNION TOWNSHIP ZONING RESOLUTION 

Please refer to Article 13, Section 1311, item 3 and of the Union Township Zoning 

Resolution, to reference the procedures to amend an approved Overlay Plan (where 

major changes are determined to be involved): 

“1311. Overlay District Plan Expiration; Modifications… 

3. Procedure to Amend an Approved Overlay Plan. 
a. A property owner may request amendment to any unexpired Overlay Plan. Approval for 

an amendment does not re-commence the start date of the applicable expiration period.  
However, for major amendments, the Board of Trustees, in its discretion, may by motion 
re-commence the expiration start date as of the date of the amendment approval. 

b. The Planning & Zoning Director shall determine whether the proposed amendment is a 
major or minor amendment. Major amendments shall include, but are not limited to: any 
increase in, or significant movement or relocation of, density; changes in use that result 
in an increased intensity (as determined by the Planning & Zoning Director); movement 
of primary access locations; the elimination of roadway connections to adjacent tracts or 
subdivisions; the elimination or reduction of open space, recreational uses, or bufferyard 
features; and any other substantial and material changes to approved Overlay Plan 
requirements, as determined by the Planning & Zoning Director in his/her reasonable 
discretion. Any amendment which is not deemed to be a major amendment shall be 
considered a minor amendment… 

d. For major amendments, the following procedure shall apply:  

(1) The property owner shall submit a written request to amend the plan to the 
Planning & Zoning Director. The request shall be made using the Overlay Plan 
Application form, but shall be captioned: “Major Amendment.” 

(2) Ten (10) copies of the proposed amended plan shall accompany the Application, 
along with the required fee, if any.  

(3) The Planning & Zoning Director shall review the application and draft a report 
for review by the Board of Trustees. 
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(4) Unless waived by the Planning & Zoning Director, prior to submission to the 
Board of Township Trustees, the applicant shall provide written authorization 
from the Clermont County Engineer, Clermont County Water and Soil 
Conservation District, Clermont County Water and Sewer District, and any other 
agencies as deemed necessary by the Planning & Zoning Director evidencing 
conformance to all requirements or resolution of all issues pertaining to the 
Overlay District. 

(5) Thereafter, the Planning & Zoning Director shall place the amendment on the 
Board of Trustees’ docket. The Board of Trustees shall consider the amendment 
and adopt a motion approving, denying, or modifying the amended plan. Prior to 
entering a final decision, the Board of Trustees may direct further data be 
provided as necessary to make an informed decision.” 

STAFF REVIEW & ANALYSIS 

A review of this particular Overlay District application indicates that the proposal is 

generally consistent with both the recommendations of the adopted land use plan, as 

well as the purpose and intent of the Overlay District regulations.  Specifically, the 

Comprehensive Land Use Plan document identifies that this area is prime for industrial 

development—and established contractor / light manufacturing uses already exist along 

Winding Creek Boulevard.  

As mentioned earlier, the Applicant has proposed two (2) warehouse buildings that 

would include a mix of warehouse, storage, office uses. The Applicant is requesting 20’ 

relief from the 100’ setback along the rear property line (that is zoned R-1 Residential). 

All other required setbacks are being met or exceeded. On the most current plans, the 

Applicant has provided a minimum twenty (20) foot buffer/screening along the rear of 

the property—and has indicated his willingness to preserve the existing mature tree 

plantings to the south-southwest rear portion of the property and enhance the buffer 

along the shared property line to the closest residential use structure and its viewshed. 

According to a letter (dated 10/7/25) and signed by both the subject property owner and 

the adjoining property owner to the southwest (Fraley): “The trees of substantial 

character in the area discussed between the two properties appear to be out of the limits 

of disturbance and could remain post-development. If after land disturbance and grading 

for the proposed development takes place, and existing trees to remain post-construction 

are apparent, there are any gaps in natural screening greater than 10’ in width, the Owner 

/ Developer proposes to provide proposed landscaping consistent with the intent of the 

Landscape Plan included in the submittal package to supplement the natural screening 

between the two properties…” 

The height of the proposed structures appears to measure between 24-25 feet at the peak. 

Although architectural elevations have been submitted and there is some obvious use of 

traditional building materials, staff recommends that additional traditional building materials 

and / or architectural design features be incorporated to enhance the visible corners of the proposed 

structures, to be more in alignment with the Comprehensive Plan. 
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The Applicant is seeking relief regarding the installation of a sidewalk, which is relief 

that has been granted for other projects on Winding Creek Boulevard—a dead-end 

street with no significant connection point(s). 

Overall, in comparison to the Overlay District Plan approved in 2019, staff finds that the 

current plan / proposal for this site is an improved, better project. 

ACTION REQUIRED 

In accordance with Section 1310 of the Zoning Resolution, the Board of Trustees is to 

enter a motion to approve, approve with some modification, or deny the Overlay District 

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 Overlay Plan 

Modification, staff recommends that these additional items be modified and / or 

otherwise be adequately addressed prior to final Township action: 

1) The Applicant would be required 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 may be required to modify the proposed building façade, so that 

additional traditional building materials and / or architectural design features 

are incorporated to enhance the visible corners of the proposed structures. 

Additionally, the proposed final elevations must match the renderings. This is 

an item that could be addressed administratively by staff. 

3) The Applicant would be required to provide an updated, more detailed, 

enhanced landscaping plan—to accurately reflect: the plant types, sizes, and 

locations; provide acknowledgements on the plans to identify the existing 

mature trees and vegetation areas that are intended to be preserved, including 

the south-southwest rear portion of the property; and to enhance any areas that 

may be deficient in the front and / or rear of the property on the amended plans. 

This is an item that could be addressed administratively by staff.  

4) A signage plan would ultimately need to be submitted. All free-standing 

signage should be limited to monument signage, capped at a height of not more 

than 10’ from finished grade. This is an item that could be addressed 

administratively by staff. 
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5) A lighting / photometric plan for the proposed site has not 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. 

6) As of October 8th, 2025, 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 zoning permit(s) by the staff. These items 

can be addressed administratively by staff. 
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8. REMOVE ALL PLANT TAGS FROM
BRANCHES / TRUNK / ROOT BALLS
AFTER LANDSCAPE MATERIAL IS
PLANTED.

REMOVE ALL DEAD AND INJURED
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