COLERAIN TOWNSHIP ZONING COMMISSION
Regular Meeting
Tuesday, September 18, 2018 - 6:00 p.m.
Colerain Township Government Complex
4200 Springdale Road - Cincinnati, OH 45251

1.

Meeting called to order.
Pledge of Allegiance.
Roll Call.

2.

Approval of Minutes: August 21, 2018 Meeting.

3.

Public Address: None.

4.

Final Development Plan: None.

5.

Public Hearings:
ZA2006-07 Triple Creek Retirement Community
Major Amendment to a Preliminary Development Plan

6.

Informal Concept Review: None.

7.

Old Business: None.

8.

New Business: None.

9.

Administration: None.

10.

Announcements: None.

11.

Next Meeting: November 20, 2018.

12.

Adjournment.

STAFF REPORT:

Major Modification to a Preliminary
Development Plan
Case #ZA2007-07
11230 Pippin Rd.
September 18, 2018

PREPARED BY:

Marty Kohler
Senior Planner

4200 Springdale Road
Colerain Township, OH 45251

Request:
Major Modification to an approved Preliminary Development Plan for Triple Creek
Nursing Care in an existing PD-B Planned Development Business District.
Purpose:
To increase the permitted beds per acre from 18.0 to 19.4 to allow for a building
expansion to accommodate 7 additional beds.
Applicant/Owner:
Michael Brand – C&K Partnership
Location:
11230 Pippin Road located just north of I-275 and across from Triple Creek Park.
Site Description:
Tract Size:
Frontage:
Topography:
Existing Development:

4.895 acres
350 feet on Pippin Road
Relatively flat
Nursing Home

Surrounding Conditions:
Zone
North: R-6 Urban Residential
South: PD-B Planned Business
East: PD-B Planned Business
West: R-6 Urban Residential

Land Use
Single Family
Multi-Family
Multi-Family
Triple Creek Park

Case History:
In August of 2006, a 52,059 square foot skilled nursing care facility along with 15
independent living duplex villas and a medical office were approved as part of a zone
change under the previous zoning designations (pre-2006 Zoning Resolution Update)
from B-2 Single Family to OO Planned Office. The proposal also included a
medical/professional building on the southwest corner of the development. This building
was planned to be developed in the future after both the nursing facility and villas were
built. However, it was never constructed and that portion of the site remains vacant.

Right-of-way for Pippin Road was dedicated and sidewalks constructed on the frontage
were constructed as part of the original development.
Proposed Use:
The applicant is proposing to construct a 2,449 square foot one-story building addition to
the existing skilled nursing care facility to add four new skilled care units (8 additional
beds). Interior renovations would remove an existing unit where the total number of
rooms would increase from 71 to 74 rooms and the total number of beds would increase
from 88 to 95 beds. The project also includes interior remodeling which does not affect
the total number beds in the facility. No alterations are being proposed to the parking lot
or driveways around the skilled nursing care facility. No alterations are being proposed
for the villas section of the development.
This request is being considered as a Major Modification to the approved Preliminary
Development Plan due to the allowed maximum density of 18 beds per and the proposed
density is 19.4. This modification will be processed similar to a zone change request with
a review and recommendation by the Regional Planning Commission and the Township
Zoning Commission, with the final vote by the Township Trustees.
Conformance with Comprehensive Plan:
The Comprehensive Plan provides land use recommendations which include the site in
question within the Bevis/Pleasant Run Character Area. The area plan primarily focuses
on the development/redevelopment of the Hamilton Road corridor but does mention
public and institutional uses as appropriate for the area. The plan also calls for moderate
amounts of attached housing. The land use map indicates this area as “Suburban
Neighborhood”.
Conformance with Zoning Regulations:
Section 7.4.6 (A) & (B) - Institutional Housing – Density
This section states that the maximum density of institutional housing shall be 7 units
or 7 beds per acre. The Zoning Commission and Trustees approved 18.0 beds per acre
as part of the original approval of the zone change. Unlike institutional housing in
residential districts, there is no maximum number of beds per site in the PD-B district.
The request is to increase the permitted beds per acre of 18.0 to 19.4 for the portion of the
site containing the existing nursing home. The development of the overall site is
regulated by the “PD-B” district development standards and the total density for the
overall PD area is slightly increased. There is little concern that the increase in permitted
beds per acre would negatively impact the surrounding area.
The proposed addition meets the required minimum property line setbacks, parking
requirements, and lot coverage requirements. Issues such as lighting and landscaping are
addressed on the Final Development Plan.

OTHER AGENCY REPORTS
Hamilton County Regional Planning Commission:
On September 6, 2018, the Hamilton County Regional Planning Commission voted
unanimously to recommend approval of the Major Modification to a Preliminary
Development Plan with two conditions:
Conditions:
1. That all conditions approved as part of case Colerain ZA2006-07 shall remain
in effect for the subject site.
2. That a lighting plan in compliance with the Zoning Resolution shall be
submitted as part of the Final Development Plan.
Hamilton County Storm Water & Infrastructure
 No response
Colerain Township Fire Department
 No response
Hamilton County GIS
 No response
Hamilton County Soil & Water Conservation District
 E-mail from Chey Alberto attached.
ODOT
 E-mail stating no comment
Hamilton County Engineer
 No Response
Metropolitan Sewer District
 No Response
DISCUSSION:
1. Staff has reviewed zoning regulations from several communities and has found that the
most common measurement of density for nursing homes is a limitation on bedrooms per
acre. Colerain’s restriction of 7 beds per acre is the most restrictive of the sample. Some
regulations only restrict lot coverage and setbacks for institutional housing.
2. A Final Development Plan must be submitted after the approval of the Preliminary
Development Plan. The Final Development Plan will address issues such as the exterior
appearance of the building, landscaping, lighting, parking, and buffering.
RECOMMENDATION:
Staff recommends APPROVAL of the Major Modification to the Preliminary Development Plan
with the following conditions:

Conditions:
1.
That all conditions approved as part of case Colerain ZA2006-07 shall
remain in effect for the subject site.

2.
That a Final Development Plan be submitted for review and approval by
the Colerain Zoning Commission.
3.
That the proposed development be permitted a maximum density of 19.4
beds per acre where 18 beds per acre was approved on the previous approved
plan.

