
 
 
 
 

COLERAIN TOWNSHIP ZONING COMMISSION 
Regular Meeting 

Tuesday, November 20, 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: September 18, 2018 Meeting.  
  
3. Public Address: None.  
  
4. Final Development Plan:  
  

ZA2006-07 Triple Creek Retirement Community 
11230 Pippin Road  
Final Development Plan for Addition  

  
    ZA2014-09 Chick-fil-a 
    9496 Colerain Avenue 
    Minor Amendment to a Final Development Plan 

 
5. Public Hearings: None. 
  
6. Informal Concept Review: None. 
     
7. Old Business: None. 

 
8. New Business: None. 
 
9. Administration: None. 

   
10. Announcements: None. 
 
11. Next Meeting: December 18, 2018.  
 
12. Adjournment. 
 



STAFF REPORT:  Major Modification to a Final 

Development Plan 

Case #ZA2007-07 

        11230 Pippin Rd. 

        November 20, 2018  
4200 Springdale Road  

Colerain Township, OH  45251     
PREPARED BY: Marty Kohler 

        Senior Planner 

        

Request: 

The submission of an amended Final Development Plan based on an approved Major 

Modification to the 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:   4.895 acres 

Frontage:    350 feet on Pippin Road 

Topography:  Relatively flat 

Existing Development: Nursing Home 

 

Surrounding Conditions: 

  Zone     Land Use 

North: R-6 Urban Residential  Single Family 

South: PD-B Planned Business  Multi-Family  

East: PD-B Planned Business  Multi-Family 

West: R-6 Urban Residential  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. 

 

An amended Preliminary Development Plan was submitted and approved by the Colerain 

Township Trustees on October 9, 2018 for a Major Modification to the approved 

Preliminary Development Plan to allow the maximum density of beds per acre from 18 

beds to 19.4 beds. This modification was 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. 

 

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.  

 

Conformance with Zoning Regulations: 

Since the addition is relatively small compared to the size of the property, there is no 

adverse impact on zoning requirements.  Two trees are being removed and two new trees 

are being planted.  The lot coverage is still in compliance with zoning regulations.  The 

addition meets with the minimum setback requirements.  The architectural requirements 

only apply to the street front of the building, therefore the elevation plans submitted meet 

zoning requirements.  The additional beds require 3.5 parking spaces and the site is 

slightly in excess of the parking requirement so no additional parking is needed.  The one 

added exterior light at the new back door meets zoning requirements.  No other changes 

are being proposed for signs, landscaping, façade of the existing building, traffic 

circulation, etc. 

 

Recommendation: 

Staff recommends APPROVAL of the Major Modification to the Final 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 the proposed development be permitted a maximum density of 19.4 

beds per acre as approved by the Colerain Zoning Commission and the Colerain 

Township Trustees. 
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4

SYMBOL

A LITHONIA LIGHTING REAL6C D6MW ESL 1500L 
35K .95SC

6" REALITY LED RECESSED 
DOWNLIGHT, 1500 LUMENS .95 
SPACING 3500K CCT
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DESCRIPTION SYMBOL AVG
CALC ZONE  #1 0.01 fc

PROPERTY LIMITS
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       FINAL DEVELOPMENT PLAN 

MINOR MODIFICATION 

       CASE # ZA2014-09 

CHICK-FIL-A 

       9496 COLERAIN AVENUE 

       NOVEMBER 20, 2018 

 

Prepared By: JENNA M. LeCOUNT, AICP 

DIRECTOR of PLANNING & ZONING 

PROJECT SUMMARY: 

 

Chris Turpen, agent and applicant for Chick-Fil-A, is requesting a minor modification to a Final 

Development Plan at the 9470 Colerain Avenue location, to install canopies over existing drive 

thru location for the protection of employees and vehicles.  

 

PROJECT HISTORY: 

 

The Final Development Plan was approved March 17, 2015 with three conditions.  The project 

has since been built and Chick-Fil-A opened for business in April of 2016.  Since the opening 

of the store, two Minor Modifications have been heard in front of the Zoning Commission in 

May and then September of 2016 to improve circulation on the site and to request freestanding 

signage for the site.   

 

CURRENT PROPOSAL: 

 

The applicant is proposing to construct two large drive-through canopies.  One canopy of 

approximately 680 square feet is proposed to be attached to the East side of the primary 

buildings to cover the food delivery area window(s).  A second, larger canopy of approximately 

1,000 square feet is proposed as a freestanding accessory structure along the South side of the 

primary structure to cover the two drive-through lines near the ordering area.   

 

CONFORMANCE WITH COMPREHENSIVE PLAN: 

  

The site is located in Character Area 5: Colerain Avenue of the Colerain Township 

Comprehensive Plan.  The Comprehensive Plan’s vision for the area is that “Colerain Avenue 

will continue to see signs of reinvestment and redevelopment and will be a quality commercial 

corridor for the region.  Investments from the Township, such as tax-increment financing, and 

property owners along this corridor will, in the long term, help stabilize and improve this 

important commercial center.  The Township will take steps to work with property owners to 

help improve the curb appeal that will benefit both the value of property and the Township 

overall. Colerain Avenue will encompass a mixture of large scale and small-scale retail and 

office space with the creation of a town center that will create a positive identity for Colerain 

Township.”  This property is more specifically located within the “Commercial Corridor” use 

group of the comprehensive plan.   

 



 

The Land Use Plan for this area identifies it as General Retail which is defined as “community 

and regional oriented business uses that tend to locate along highways with relatively high 

traffic volumes”. 

 

CONFORMANCE WITH ZONING RESOLUTION:  

The property is zoned PD-B Planned Development Business that allows the Zoning 

Commission to set customized regulations for the property to meet specific development 

objectives. Section 8.4.6 Drive-Through Facilities indicates that: 

(A) Drive-through facilities may be allowed as an accessory use to restaurants, pharmacies, 

financial institutions, and other uses as authorized by the Zoning Commission. 

(B) All drive-through facilities shall comply with the site development standards of the 

applicable zoning district. 

(C) The outermost edges of all protective canopies shall comply with all yard requirements 

of the applicable zoning district. 

(D) Drive-through facilities shall comply with all related standards as established in Article 

13 (Off-Street Parking and Loading). 

The side and rear yard setback requirements are articulated in Table 8-2 and indicate that no 

side or rear yard setbacks shall be required unless the use abuts a residential zoning district.  

The property is not immediately adjacent to a residential zoning district; therefore, the proposed 

setbacks of 9 feet on the east of the property (meal delivery canopy) and 10 feet at the nearest to 

the southern property line (face to face canopy) are compliant with this Section of the Zoning 

Resolution. 

Section 10.2.4 Accessory Buildings and Uses in Business Districts, indicates that the total gross 

floor area of all accessory buildings in a business district shall not exceed 50 percent of the 

gross floor area of the principal building or structure.  The applicant is proposing canopies 

totaling approximately 1,700 square feet in size which is less than 50% of the existing primary 

building structure which has a gross floor area of 4,592 SF.   

Section 13.5 Stacking Space Requirements (referenced in the requirements of Section 8.4.6) 

articulate the required number of stacking spaces required for this development.  The applicant 

is not proposing any change to the number, size, or location of approved stacking spaces 

associated with this development. 

 

STAFF COMMENTS: 

This proposed Minor Modification to the approved Final Development Plan appears to comply 

with all appropriate Sections of the Zoning Resolution which discuss accessory structures in a 

Business District.    

RECOMMENDATION: 

Approval of the Amended Final Development Plan for two new drive-through canopies 

covering the ordering and the food delivery portions of the drive-through line. 












