
  
 

  

 

 

 

 

 

 

 

 

 

BOARD OF TRUSTEES | NOVEMBER 18, 2025 MEETING 

OVERLAY DISTRICT PLAN 

AUTOZONE 

Owner / Applicant: Zarema Group, LLC 

4585 Eastgate Blvd 

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

STAFF REPORT: Case # 7-25-O     

NATURE OF REQUEST 

The Applicant is requesting Overlay District Plan Approval from the Union Township 

Board of Trustees for Parcel# 413105D147. Specifically, the Applicant is seeking the re-

use and redevelopment of the existing 42,000 square-foot structure on the 4.251-acre 

site—that is located within the Central Retail (S.R. 32) Focus Area Overlay – Commercial 

Corridor. The proposed building would accommodate a single retail tenant: AutoZone. 

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

LOCATION 

The subject property, 4585 Eastgate Boulevard, is owned by Hackney Real Estate 

Partners—and is located immediately adjacent (NW) to the Eastgate Boulevard and the 

Eastgate North intersection—which is also the intersection where the Eastgate Mall 

access drive is located.  

ZONING 

The subject property is zoned B-1 Business District, with all of the adjoining property 

(within 400 feet) also zoned as a B-1 Business District (for the underlying zoning).  
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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 Central (SR 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. Significant 

redevelopment is likely to occur in the future, due to the close proximity and potential 

of the Eastgate Mall and surrounding properties.   

Eastgate Boulevard is a Major Collector four (4)-lane roadway with a traffic volume of 

approximately fifteen-thousand five-hundred (15,500) average daily trips (ADT) in the area of 

the Eastgate North intersection. Eastgate North is a Major Collector three (3)-lane roadway with 

a traffic volume of approximately (eight-thousand two-hundred (8,200) average daily trips (ADT) 

in the area of the Eastgate Boulevard intersection.  
 

Among other things, the Plan calls for: architectural standards that promote cohesive 

and attractive design, additional investment, and an enhanced quality of life (and 

additional investment); sidewalks; shared driveway and parking configurations 

whenever practical; and site development to be conducted in a manner that focuses on 

maximizing land use efficiency with infill development.  

For commercial development and redevelopment, adequate vegetative buffering, 

landscaping strategies along shared property lines, and landscaping enhancements 

along the corridor frontage is also required (in part to reduce impervious surface areas 

and / or the mass of designated parking), in accordance with the Plan. 

RELATIONSHIP TO THE FOCUS OVERLAY DISTRICT REGULATIONS  

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: 
 

1306. Focus Area Overlay–Commercial Corridor Districts 
Focus Area Overlay (FA) Commercial Corridor Districts shall be identified as FA-CC 
Overlay Districts. 
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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. To 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. 

3. Designation. 
The FA-Commercial Corridor Districts which meet the characteristics are the Ohio Pike 
Corridor, the Central (S.R. 32) Retail Corridor… 

BACKGROUND 

The subject property has operated as a business-retail site since 1985, when the property 

was initially developed. The property has previously been occupied by Toys “R” Us, 

and Big Lots. The property is currently vacant—and has been vacant for over a year, 

after Big Lots closed. 

There have been two (2) previous Overlay Cases associated with this property: 

- Case #6-19-O: This case allowed Big Lots to move onto the site and into the existing 

building, and brought about the new sidewalks and general architectural standards 

associated with the present structure. 

- Case #7-22-O: This case permitted the creation of an out-parcel development for a 

new Chase Bank to be developed on the southeast corner of the property. Although 

this Overlay Plan was approved, it ultimately was not advanced due to conflict(s) 

with one of the other key Mall property owners. 
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STAFF REVIEW & ANALYSIS 

The proposed development is located on a prominent corner of the Township’s Central 

Retail (S.R. 32) Corridor, and is plainly visible to a number of main thoroughfares—and 

therefore impacts a significant portion of the corridor through its re-use and 

redevelopment.  The Overlay District regulations specifically call for applicability in areas 

where there is unusual intensity of development, or in areas where additional 

development would prevent the spread of blighting influences.  The commercial corridor 

is specifically identified as an area where it is necessary to encourage private investment 

and to prevent the spread of conditions adverse to the corridor.  The Horizon 2030:  Union 

Township Comprehensive Land Use Plan identifies that the commercial corridor is an 

area where traditional building materials and design should be utilized.   

 

A careful review of the Applicant’s proposal indicates that the overall structure is not 

congruent with aesthetic requirements for the area.  The traditional, high-quality building 

materials requirement(s) referenced in the Land Use Plan—including, but not limited to, 

the use of pillars, offsets, and materials such as brick and stone—has not been fully 

addressed; however, the Applicant is proposing to add windows, awnings, decorative 

lighting and other enhancements to the existing building on both the southern front of 

the building as well as the east-facing (Eastgate Boulevard) portion of the building. The 

Applicant intends to maintain the existing access points to the site, as well as the existing 

stormwater management system and drainage patterns on the site. Any new signage will 

be wall-mounted signage, as there is no new monument signage proposed (subject to the 

terms of the Mall Easement, Restriction, and Operating Agreement).  

 

The Applicant has proposed the elimination of seventy-eight (78) parking spaces to 

provide future greenspace (possibly a pocket park type of space) to the Township, once 

the existing Mall Easement, Restriction, and Operating Agreement expires (in 2030)—

with the general parameters and terms currently undefined. A 2-phase landscaping plan has 

also been provided, which would substantially increase the landscaping around the 

northern, southern, and eastern portions of the site—areas that bounded by Eastgate 

Boulevard and 2 private drives into the Eastgate Mall site.  

No lighting plan has been submitted, nor have the location(s) of any lighting been 

properly identified on submitted plans. Staff has additionally noted, based on 

observations found on an onsite inspection, the need for potential repairs to several light-

poles—as well as the need for minor repairs to be made to the existing building façade, 

gutter-systems, pavement markings, etc. 
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Finally, it is important to note that this property, like all of the ~109-acre Eastgate Mall 

properties, are subject to the aforementioned Mall Easement, Restriction, and Operating 

Agreement until 2030. As such, any significant building addition or exterior alteration, 

division or reconfiguration of land, significant change of use, etc. is subject to the review 

and approval of at least five (5) key Mall property owners. In the past couple of years, 

there have been at least two (2) instances where one (1) of the five (5) key Mall property 

owners disallowed or blocked potential development / redevelopment of the greater Mall 

area property. The Mall Easement, Restriction, and Operating Agreement (while in full 

force and effect), coupled with a vacancy on this site (for over a year) as well as other 

vacancies and inactivity on the ~109-acre Eastgate Mall properties, negatively impacts the 

property values and investment opportunities associated with this area—and should be 

taken into account while evaluating projects and making and use decisions. 

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 as submitted, along with any further modifications deemed 

appropriate by the Board.   

RECOMMENDED MODIFICATIONS 

If the Board should choose to grant favorable consideration to this proposed Overlay Plan 

Request, 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, 

the Union Township Fire Department, and / or other regulatory agencies having 

jurisdiction over the proposed development prior to any final Township action. 

2) Staff recommends that the proposed building façade facing Eastgate Boulevard—

particularly on the northeastern-facing side—be enhanced, so that either additional 

traditional building materials, architectural design features, or other enhancements 

(e.g. a mural, additional landscaping next to the building) are incorporated. 

3) A signage plan—involving only wall signage—would ultimately need to be 

submitted, subject to administrative review and approval. 
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4) A lighting or photometric plan would ultimately need to be submitted. Details 

regarding the proposed lighting will need to be submitted—with any proposed 

lighting indicated as being “downward directed, fully shielded and 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 right-of-way).  This is an item that could be addressed 

administratively by staff. 

5) The Applicant would need to provide the Township with acceptable terms, with 

respect to the proposed timing and allowed uses, of the perpetual easement or land 

donation. Staff recommends that the area involved be, at minimum, the area proposed in the 

Applicant’s current submittal—possibly more based on the Applicant’s proven need for 

parking. As part of this process, the Applicant would also need to acknowledge 

responsibility for pavement removal, regrading, and reseeding the proposed green 

space area as well as for proposed landscaping (associated with Phase 2). The 

Applicant would also need to agree to a parking and access easement agreement for 

public access to this area and for future Township maintenance. 

6) The Applicant would need to make appropriate repairs / updates to deteriorating 

building and site improvements—such as the existing building façade, gutters, 

pavement markings, curbs, light-poles, etc.—to properly maintain the value and life 

expectancy of the principal structure. 

7) As of November 11th, 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 (new commercial) zoning permit by the staff. This is an 

item that could be addressed administratively by staff.  
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EASTGATE OH MALL LLC
PPN 413105D159
31.136 AC
B-1 ZONING

USE: REGIONAL SHOPPING CTR

EASTGATE OH MALL LLC
PPN 413105D161

2.13 AC
B-1 ZONING

USE: COMMERCIAL GARAGES

EASTGATE OH MALL LLC
PPN 413105D027

4.91 AC
B-1 ZONING

USE: MOTELS AND TOURIST CABINS

OHIO VALLEY HOSPITALITY LLC
PPN 413105D171
7.395 AC
B-1 ZONING

USE: MOTELS AND TOURIST CABINS

KROGER LIMITED PARTNERSHIP I
PPN 413105D143
13.25 AC
B-1 ZONING

USE: FULL LINE DEPT STORES

J C PENNEY PROPERTIES
PPN 413105D144
12.90 AC
B-1 ZONING

USE: FULL LINE DEPT STORES

RICHMOND ROAD PLAZA LLC ET AL
PPN 413105D158
19.91 AC
B-1 ZONING

USE: REGIONAL SHOPPING CTR
FIFTH THIRD BANK
PPN 413105D162

1.75 AC
B-1 ZONING

USE: FULL SERVICE BANKS

CBL SHOPS AT EASTGATE PROPCO LLC
PPN 413105D172

1.15 AC
B-1 ZONING

USE: NEIGHBORHOOD SHOPPING CTR.

EA
ST
GA
TE
 N
OR
TH
 D
R.

EA
STG
ATE
 BL
VD
. C/
L (R
/W 
VAR
IES
)

EA
ST
G
AT
E 
M
AL
L

EASTG
ATE M

ALL








