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NOTICE CONCERNING THE JUNE 4, 2020 PLANNING COMMISSION MEETING: 

REMOTE CONFERENCING / REMOTE ACCESS 

 

The Planning Commission meeting is open to the public. However, due to the State of 

Emergency related to COVID-19, the Planning Department is encouraging those who are 

comfortable participating in the public hearing remotely to do so.   

 

The Planning Commission meeting will be held via Zoom webinar.  Per usual procedure 

and per Ohio’s Sunshine Laws and Public Hearing requirements, the meeting shall be 

recorded by audio. 

 

Anyone can use the website link or dial into the meeting using the following information 

(see below).  

 

 

Online: 

Please click the link below to join the webinar:  

https://zoom.us/j/94796217159. Webinar ID: 947 9621 7159 

 

One tap mobile  

    US: +13017158592,,94796217159#  or +13126266799,,94796217159# 

 

Or Telephone:  

Dial +1 (312) 626-6799 and when prompted dial the webinar ID: 

 

Webinar ID: 947 9621 7159 

 

 
 

  

https://zoom.us/j/94796217159
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The City of Hamilton is pleased to provide accommodations to disabled individuals and encourage their participation in city government. Should special accommodations 
be required, please contact Community Development’s office at 513-785-7350 (24) hours before the scheduled meeting. 
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Planning Commission 

June 4, 2020 @ 1:30 p.m. 

Council Chambers 

First Floor, 345 High Street 

Hamilton, Ohio 45011 

 

Shaquila Mathews  Teri Horsley Dale McAllister David Belew 

Commission Member Commission Member Commission Member Commission Member 

Patrick Moeller Matthew Von Stein Joshua Smith 

Mayor Commission Member City Manager 

Lisa Sandlin 

Alternate  

Larry Bowling 

Alternate 

           

Two (2) Public Hearings 

Roll Call:   
Belew  Horsley Mathews McAllister Moeller Von Stein Smith 

       

 

Swearing in of Those Providing Testimony to the Commission:    

Notary Public 

 

Approval of Meeting Minutes- Written summary and audio recording for the following dates: 

1. May 21, 2020 – (Located at the end of the agenda packet) 

 

New Business:  

 

Agenda Item #1 – Public Hearing  

Four (4) requests pertaining to Multiple Properties - (131 & 136 North Third Street, and others) 

regarding a rezoning request to BPD (Business Planned Development) zoning.  Please see report. 

1) To change the zoning of properties from B-3 (Central Business Zoning District), DT-2 

(Downtown-2 Form Based Zoning District), DT-1 (Downtown-1 Form Based Zoning District), 

and R-O (Multi-Family Office Zoning District) to BPD (Business Planned Development Zoning 

District)  

2) Final Planned Development Plan for Third & Dayton 

3) Specific Use Approval for Self-Storage Facility, at 131 North Third Street (former print shop) 

4) Six (6) Waivers from the Self-Storage Conditions from BPD Zoning District standards  
(Rex L. Carpenter, Applicant) 

 

Staff:  Liz Hayden 

Belew  Horsley Mathews McAllister Moeller Von Stein Smith 

       

Recommended Motion –  

1) That the Planning Commission take action to recommend that City Council approve the 

rezoning as identified in the exhibit map and presented. 

2) That the Planning Commission take final action to approve the Final Development Plan 

3) That the Planning Commission take final action to approve the Specific Use request for a 

Self-Storage Facility at 131 North Third Street, and approve the six (6) waivers to the 

Planned Development regulations to allow said use. 
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Agenda Item #2 –Public Hearing 

Two (2) requests pertaining to Multiple Properties zoned “B-3” (Central Business) located in 

German Village, regarding a rezoning request to BPD (Business Planned Development).  Please 

see report. 

 

1) Change the zoning of properties from B-3 (Central Business) to BPD (Business Planned 

Development) 

2) Amend the German Village Business Planned Development Plan & Neighborhood Vision Plan 

 (City of Hamilton., Applicant) 

 

Staff:  Liz Hayden 

Belew  Horsley Mathews McAllister Moeller Von Stein Smith 

       

Recommended Motion –  

1) That the Planning Commission take action to recommend to City Council that they 

approve the changing of the zoning of the parcels identified in the exhibit map to BPD 

(Business Planned Development) Zoning District. 

2) That the Planning Commission take action to approve the German Village Business 

Planned Development Plan & Neighborhood Vision Plan for the parcels identified in the 

exhibit map and amend the Plan as presented. 

 

Miscellaneous: 

 

Reports:  Update on General Planning items 

 

Adjournment:  
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For the Planning Commission Meeting of June 4, 2020 

 

To:       Planning Commission  

From:      Liz Hayden, Planning Director 

Ed Wilson, AICP, Associate Planner II 

Date:  May 12, 2020 

 

Subject: AGENDA ITEM #1– New Business  

Four (4) requests pertaining to Multiple Properties regarding a rezoning 

request to BPD (Business Planned Development) zoning.   

APPLICANT:  Rex L. Carpenter on behalf of Hamilton 131 3rd LLC, Hamilton 136 3rd LLC, 

and 315 Dayton LLC    

LOCATION:    131 N Third Street, 136 N Third Street, 425 Butler Street, 124 N Fifth 

Street, 222 N Third Street, 236 N Third Street, Hamilton, Ohio (Parcel 

Numbers # P6421002000095, P6441001000040, P6441001000001, 

P6441001000036, P6441001000035, P6441001000030, 

P6441002000069, P6431012000066) (See Exhibit A maps & Exhibit C) 

REQUEST:      The submitted application pertains to the following requests: 

1) Change the zoning of properties from B-3 (Central Business Zoning 

District), DT-2 (Downtown-2 Form Based Zoning District), DT-1 (Downtown-

1 Form Based Zoning District), and R-O (Multi-Family Office Zoning District) 

to BPD (Business Planned Development Zoning District)  

2) Final Planned Development Plan for Third & Dayton 

3) Specific Use Approval for Self-Storage Facility, located at 131 North Third 

Street (former print shop) 

4) Six (6) Waivers from the Self-Storage Conditions from BPD Zoning District 

standards  
 

BASIC INFORMATION 

Applicant/Property Owner Rex L. Carpenter on behalf of Hamilton 131 3rd 

LLC, Hamilton 136 3rd LLC, and 315 Dayton LLC    

Architect/Engineer/Consultant Rex L. Carpenter and Barry Sherman 

Size of Property 5.84 acres (0.49 acres owned by ownership 

group already zoned BPD) 

 

Current Zoning B-3 (Central Business Zoning),  

DT-2 (Downtown-2 Form Based Zoning)  

DT-1 (Downtown-1 Form Based Zoning), and R-O 

(Multi-Family Residential Office Zoning)  

Size of Revision 5.84 acres 

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=137
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=218
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=218
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=115
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=115
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ADJACENT LAND USE/ZONING INFORMATION 

Direction Land Use Zoning 

North Commercial, Non-Profit, Residential BPD and B-3 Zoning Districts 

South Commercial  DT-2 

East Commercial R-O and EM-UPD 

(Entertainment Mixed Use 

Planned Development) 

West Commercial DT-2 

 

Section A: Introduction and Background 

 

Section A.1: Rezoning Overview 

 

Industrial Realty Group (IRG) currently owns all the properties associated with the 

rezoning request. The proposed rezoning establishes a consistent zoning for all properties 

that have operated as a single campus for decades. After reviewing the proposed mixture 

of uses, Planning staff recommended that Business Planned Development (BPD) Zoning 

was the most appropriate zoning district because of its combination of design and use 

flexibility and the oversight by Planning Commission.  Due to the proposed rezoning to 

BPD, a Final Planned Development proposal (or Master Plan) is required.  

 

 

Section A.2: History & Existing Site Conditions 

 

The site in question is the former Ohio Casualty company. Prior to the construction of 

apartment units at 315 Dayton Street, the campus had been vacant for approximately 

ten (10) years.  

 

 

Section A.3: Final Planned Development Plan Overview 

 

The campus includes three (3) buildings and multiple parking lots. The applicants 

propose a mixture of uses in the three (3) buildings and the associated parking lots would 

provide the off-street parking necessary for the proposed activity within each building. No 

changes to the parking lots have been proposed. 

 

315 Dayton Street 

This eight (8) story former office building is currently being reactivated. Floors six and 

seven are completed and occupied as residential apartments and floor eight is under 

construction, slated as residential apartments. Anticipated use for remainder of building 

is more residential as well as office or hospitality. All building life safety systems and 

elevators are being brought up to current code and standards. 
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136 N Third Street 

 

This six (6) story former office building could have the potential following mixture of uses: 

street level retail, residential, office, hospitality, educational, and light manufacturing. 

Renderings submitted as part of the Final Planned Development Plan show the possibility 

of six (6) new retail spaces and one (1) potential restaurant or bar space facing North 

Third Street.  

IRG stated that the final mixture of uses will be determined by market demand. This 

building is considered historic under Section 1126.00 of the Hamilton Zoning Ordinance 

(HZO) and therefore exterior changes would go to the Architectural Design Review Board. 

131 North Third Street 

This four (4) story former print shop is proposed as a self-storage facility. Because this 

use is a Specific Use in BPD Zoning, more detail is provided on this proposal in sections 

A.5 and A.6. 

Section A.4: Proposed Exterior Building Changes 

 

315 Dayton Street 

 

The only exterior change to the building has been the addition of the “Third + Dayton” 

signage associated with the new apartments added to the building. No additional exterior 

changes are proposed for this building at this time. 

 

136 North Third Street 

 

No immediate exterior changes are proposed for this building. However, the property 

owner envisions that changes to the first floor to activate it with retail users may occur, 

which may include adding new doors and windows to accommodate new retail and 

restaurant space facing North Third Street. Any proposed exterior changes would be 

approved by the Architectural Design Review Board. 

 

131 North Third Street 

 

Access point identification  

 An architectural element designated or defining the office entry as well as the 

enclosed loading area. 

 

Signage 

 LED lite “channel” signs for the Self-Storage facility brand 

 Operational signage to identify the office and loading zones 
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Overhead dock doors 

 Dock door onto Third Street will be reactivated. 

 Potential new door proposed on Magnolia Street, to be discussed with the City of 

Hamilton Traffic Division. 

 

 

Section A.5: Specific Use Approval for Self-Storage Facilities 

 

The applicant is requesting a Specific Use Approval for Self-Storage Facilities for 131 

North Third Street. The applicant cited increased residential density in the downtown area 

driving demand for nearby self-storage space. 131 North Third Street was constructed as 

a print shop. The first floor begins 32 inches above the sidewalk and the elevator does 

not reach street level. The building has limited windows and pedestrian accessibility. 

 

The proposed development includes approximately 700 storage units, most of them 

being five (5) by ten (10) feet and five (5) by five (5) feet units. The self-storage 

representative stated that the average self-storage facility produces a maximum of 4.2 

trips an hour. 

 

The hours of operation proposed by the storage facility company are: 

 

 Monday – Sunday 9:30 am to 5pm office is open 

 Monday – Sunday 9:30 am to 9pm tenants have access to their storage space 

 

 

Section A.6: Waivers to the Specific Use Conditions 

 

Six (6) of the Self-Storage Specific Use regulations in the BPD Zoning District, Section 

1121.170 of the Hamilton Zoning Ordinance would need to be waived for 131 North 

Third Street to be utilized for Self-Storage. The following conditions would need to be 

waived in order to approve the Specific Use Approval: 

 

1. Minimum Lot Area of 2 acres 

2. 60 Percent Lot Coverage Maximum 

3. Off-Street Parking and Interior Driveways: Parking shall be provided by 

parking/driving lanes adjacent to the buildings. These lanes shall be at least 

twenty-five (25) feet wide when cubicles open onto one side of the lane and at 

least thirty (30) feet wide when cubicles open onto both sides of the lane. 

4. Access: One point of ingress and egress shall be provided off an arterial road with 

a minimum width of twenty-eight (28) feet and with enough stacking depth for two 

(2) vehicles or from the interior of an adjacent property via a common access 

easement. 

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=148
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5. Landscaping. Where the subject lot is adjacent to a residential zoning district, a 

twenty-five (25) foot landscaped yard shall be constructed on the subject lot to 

serve as a buffer between the subject lot and the adjacent residential zoning 

district. Where the subject lot is within 100 feet of a residential zoning district or 

across the street from a residential zoning district, a twenty (20) foot landscaped 

front yard shall be constructed on the subject lot to serve as a buffer between the 

subject lot and the residential zoning district. The landscaping shall be in addition 

to any architectural screening type fences or structures designed to screen the 

use from the residential neighborhood. 

6. Fencing. A fence shall be erected for the purpose of security around the entire 

facility and shall be located not closer than six (6) feet from a boundary property 

line. The fence shall not exceed eight (8) feet in height, unless unusual topography 

or similar situations may permit a fence not exceeding ten (10) feet in height. No 

fence shall be permitted in the front yard area. 

See Section 1122.170 of the Hamilton Zoning Ordinance for greater detail on the 

proposed waivers. 

 

 

Section B: Petition Review 

 

Section B.1: Submitted Request 

 

The applicant is requesting the change in zoning designation of multiple parcels with 

several different zoning districts to BPD (Business Planned Development) Zoning District. 

Planned Development zoning is appropriate for multi-acre sites that require an alternative 

to standard zoning guidelines and it encourages superior and imaginative design in 

function in developments.  The applicant has proposed a Final Development Plan 

associated with the rezoning request that includes a Specific Use Approval for a Self-

Storage Facility with six (6) waivers. 

 

 

Section B.2: Review of Applicant Submittal Materials 

 

The plans submitted with the rezoning and Final Planned Development request include: 

 A summary of proposed, existing, and potential uses 

 Photos of the existing apartments 

 Artist rendering of 136 N Third retail spaces and potential retail space layouts 

 A narrative description of the project 

 Photos of similar self-storage facilities, including signage 

 

Section A of the staff report provides an overview of the project and its developers. See 

Exhibit C to review the detailed applicant information.  

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=148
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Section B.3: Interdepartmental Review 

 

The city’s Interdepartmental Review Committee evaluated the proposed plan and as of 

the writing of this report had no comment or objection. 

 

 

Section C: Statutes: 

 

Section 1180.00 of the Hamilton Zoning Ordinance provides the basis and process for 

the rezoning of property within the city, while Section 1122.100 of the Hamilton Zoning 

Ordinance regulates the BPD (Business Planned Development) zoning district.   

The purposes of the BPD zoning district is to enhance commercial 

neighborhood/community shopping centers, or the Central Business District, by 

integrating a variety of uses to ensure more efficient, successful, and aesthetically 

pleasing developments. BPD zoned properties are also regulated by the provisions of 

Section 1132.00, Planned Development (PD) provisions. 

Section 1132.00 of the Hamilton Zoning Ordinance regulates the Planned Development 

(PD) provisions, providing an alternative to standard zoning guidelines.   

 

Per Section 1132.10, the regulations are intended to: 

 

A.  Encourage superior and imaginative design and function in developments 

 

B.  Establish an alternative procedure for the development of land in order to allow for 

more efficient and economic development of property than customarily permitted 

by conventional zoning and subdivision regulations 

 

C.  Ensure orderly and thorough planning and review procedures that lead to higher 

quality design and development 

 

D.  Encourage the conservation of natural amenities of the landscape 

 

E. Encourage the provision of usable common open space 

 

F.  Enable greater review of design characteristics to ensure that the development 

project is properly integrated into its surroundings and is compatible with adjacent 

development. 

  

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=439
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=148
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=319
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=319
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=319
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Section 1132.43 of the HZO identifies when a waiver may be appropriate. The Section 

states:  

“In determining whether or not to waive or vary the General Design Standards found in 

any PD district, the Planning Commission shall consider and find that four (4) out of the 

five (5) following criteria apply to any specific PD: 

A. The proposed development is in conformance with the principles of the City 

Comprehensive Plan; 

B. The proposed development advances the general welfare of the city and 

immediate vicinity and will not impede the normal and orderly development 

and improvement of surrounding and abutting areas; 

C. Adequate utilities, access roads, drainage, retention/detention facilities are 

provided; 

D. The proposed development design, site arrangement, and/or anticipated 

benefits of the proposed development justify any deviation from the 

General Design Standards found herein; 

E. The proposed development design exceeds the quality of the building and 

site design in the immediate area.” 

Plan Hamilton is the updated Comprehensive Plan for the city; a living document meant 

to guide zoning and land use decisions for the present and the future.  Rezoning 

proposals and subsequent land use implications should be compared with the 

recommendations of Plan Hamilton. This area is identified as Urban Core on the Future 

Land Use Map. Urban Core should include a mix of commercial, office, and residential 

uses developed as walk-able neighborhoods with an urban character. Urban Core 

contains properties for urban living and activities as described throughout the plan. 

 

 

 

Section D: Notification 

 

The Planning Department mailed Public Hearing Notices to 164 owners of properties 

within 500 feet of the subject property per statute requirements (See Exhibit D).   As of 

the writing of this report, the Planning Department received no phone calls or inquiries. 

 

  

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=323
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Section E: Recommendations 

 

Section E.1: Request for rezoning of properties to BPD (Business Planned Development) 

 

The Planning Commission can provide a favorable recommendation to City Council for the 

rezoning or deny the rezoning proposal.  The Planning Department recommends the 

following motion to City Council: 

 

1. That the Planning Commission take action to recommend to City Council that they 

approve the changing of the zoning of the parcels identified in the exhibit map to 

BPD (Business Planned Development) Zoning District, with conditions. 

 

 

Section E.2: Request for Final Planned Development 

 

The Planning Commission can approve or deny the Final Planned Development Plan.  The 

Planning Department recommends the following motion: 

 

2. That the Planning Commission take final action to approve the Final Planned 

Development Plan and approve the six (6) waivers to the Planned Development 

regulations. 

 

 

Section E.3: Request for Specific Use (Self-Storage) and  

Waivers to PD Standards pertaining to the Self-Storage use. 

 

The Planning Commission can approve or deny the Specific Use for a Self-Storage Facility, 

and approve or deny the six (6) waivers to the Planned Development Regulations.  The 

Planning Department recommends the following motion: 

 

3. That the Planning Commission take final action to approve the Specific Use for a 

Self-Storage Facility at 131 North Third Street and  

 

4. That the Planning Commission take final action to approve the six (6) waivers to 

the Planned Development regulations to allow the Self-Storage Facility. 
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Conditions for Approval (See Exhibit E): 

 

The recommendation to City Council for the rezoning request and the Planning 

Commission’s final action of approval are subject to the following conditions: 

 

1. The Final Development Plan shall be dependent upon the approval of the 

Rezoning of properties to BPD (Business Planned Development). 

 

2. The Specific Use for Self-Storage at 131 North Third Street shall be dependent 

upon the approval of the rezoning of properties to BPD (Business Planned 

Development). 

 

3. All development will be subject to approval through the Interdepartmental Review 

process and shall be compliant with the Commercial Designs Standards set forth 

in Section 1111.00 of the Zoning Ordinance. 

 

4. Landscaping, site improvements, and all exterior finishes and other improvements 

be installed and maintained in good repair and replaced as necessary to remain in 

compliance with the approved Final Development Plan. 

 

5. Any exterior changes to 136 North Third Street shall require Architectural Design 

Review Board approval given its designation as a locally designated historic 

building. 

 

6. The self-storage facility at 131 North Third Street’s signage shall be regulated in 

the following ways: 

 

a. No banner, flag, or window signage permitted. 

b. No signage on the Dayton Street side of the building shall be illuminated 

after 9 pm daily. 

c. The signage will be similar in size, scale, and material as the signage 

examples submitted by the applicant, included in Exhibit C. 

d. All future signs shall conform to the requirements of Section 1138.00, of 

the Hamilton Zoning Ordinance, Signage Regulations. 

 

7. The property owner of 131 North Third Street shall work with City staff to find a 

way to activate the pedestrian level of the building. The self-storage company will 

explore options, including supporting a StreetSpark mural at the pedestrian level 

of the building. Final proposal will be approved by City staff. 

 

8. The applicant shall work with the Department of Engineering to determine an 

appropriate location for a new overhead door at 131 North Third Street. 

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=55
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=347
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9. Any of the following would require an additional future Specific Use approval:  

 

a. Self-storage on parcels other than 131 North Third Street.  

b. Exterior storage of self-storage/dead-storage items anywhere within the 

Planned Development project area. 

c. Parking of vehicles associated with moving businesses, self-storage, fleet 

storage, or other commercial vehicles for rent anywhere within the Planned 

Development project area. 

 

10. All dumpsters and refuse storage areas shall be enclosed and screened in 

accordance with the Commercial Design Standards. All trash and debris shall be 

stored in enclosed dumpsters. No trash, debris, or storage unit goods shall be 

placed within the public right-of-way. 

 

11. All required permits and inspections shall be obtained prior to the self-storage 

business commencing operation. 

 

12. The findings of approval for the requested waivers and modifications are 

consistent with the requirements of the Zoning Ordinance necessary for granting 

such requests. 

 

13. All conditions shall be maintained while the business is located at his location. If 

at any time the property is not in compliance with this approval a Notice of 

Violation will be sent to the applicant allowing thirty (30) days to achieve 

compliance. 
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Section F: Staff Basis / Comments 

 

Staff finds the proposed rezoning of the subject property to BPD (Business Planned 

Development), the Final Planned Development, the Self-Storage Specific Use, and 

granting of PD waivers to be consistent with the intent and purpose of rezoning and the 

purpose of the BPD zoning district, in the following ways: 

 

1. The Final Development Plan is consistent with Plan Hamilton, which states that 

this area is appropriate for mixed-use buildings with a combination of commercial, 

office, and residential uses.  

 

2. Rezoning the identified parcels to Planned Development zoning is appropriate for 

multi-acre mixed-use redevelopment sites and includes regulations and controls 

that provide proper oversight to ensure a greater review of design characteristics, 

ensure that the development is compatible its surroundings and adjacent 

development, and ensure that such development will not adversely impact the 

public health, safety, or welfare of the public. 

 

3. The Specific Use approval for a Self-Storage facility is appropriate for 131 North 

Third Street for the following reasons: 

 

a. It is part of a larger mixed-use development that will reactivate 

approximately 500,000 square feet of long-vacant space with uses 

identified as objectives in Plan Hamilton. 

b. 131 North Third Street is a challenging building to redevelop because of 

the design of the former print shop. 

c. Self-storage is a use that is in-demand for residents living in the 

apartments being created in downtown Hamilton. 

 

4. Planning Commission has discretion to approve Planned Development waivers. To 

approve a waiver, four (4) out of five (5) criteria must be met. Staff believes this 

the Self-Storage Facility Specific Use project meets four (4) of the criteria. 

A. The proposed development is in conformance with the principles of the City 

Comprehensive Plan. The self-storage is one piece of a 500,000 square 

foot mixed-use development that brings residential and commercial 

amenities is in conformance with Plan Hamilton. 400,000 square feet of 

this development will be with uses specifically identified as ideal future 

land uses for the Urban Core. 

B. The proposed development advances the general welfare of the city and 

immediate vicinity and will not impede the normal and orderly 

development and improvement of surrounding and abutting areas. The 

Self-Storage proposal reactivates a long-vacant building in Hamilton’s 

downtown. The exterior changes to the building are minimal in nature and 
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it will not create significant additional vehicular traffic. Self-storage is a 

service that is in demand from apartment-dwelling residents in downtown 

Hamilton. 

C. Adequate utilities, access roads, drainage, retention/detention facilities 

are provided. Infrastructure is adequate. 

D. The proposed development design, site arrangement, and/or anticipated 

benefits of the proposed development justify any deviation from the 

General Design Standards found herein. The proposal requires waivers 

from the self-storage regulations because some of the self-storage 

regulations are written for new and/or suburban development. This is an 

adaptive reuse of an existing urban building that has zero setback from the 

right-of-way, therefore is unable to provide for off-street parking, fencing, or 

landscaping. For the same reason, the 2 acre minimum and 60 percent lot 

coverage requirements are not compatible with downtown development. 

 

Section G: Attachments  

 

The following attachments are listed in chronological order as they appear in the report.  

 

1. Exhibit A - Location Map 

a. General Area Map 

b. Map depicting applicant properties proposed for BPD Zoning 

c. Detailed Map depicting the subject properties 

2. Exhibit B – Zoning Map  

3. Exhibit C – Application Items 

4. Exhibit D – Public Hearing Notice letter 

5. Exhibit E – Recommended Conditions of Approval 
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Exhibit A - Location Map 

Location Map of the area 
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Exhibit Map of Properties proposed for Rezoning 
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Detailed Map - properties proposed for Rezoning 
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Exhibit B – Zoning Map  
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Exhibit C – Application Items 
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Applicant Documents, Close-Up for Clarity/Reference 
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Building Conditions and Implications 
 
131 N Third 
4 Story building former print shop constructed with the first floor 32" above the 
sidewalk and entry lobby for dock access. No elevator service to street level. Existing 
enclosed dock on 3rd street and main entry lobby with stairs to elevator lobby making 
accessibility unfeasible. The building has limited windows due to it's construction in 
proximity to property lines so no opportunity to add windows. This building is being 
considered for personal storage units due to it's existing dock and limited windows. 
The recent addition of small residential units in 315 Dayton as well as other housing 
within walking distance has driven need for personal storage. 
 
136 N Third 
6 Story Building former office for Ohio Casualty Insurance, current planned use is 
street level retail with multiple options above, to date residential, office, hospitality, 
educational and light manufacturing have been explored. We anticipate a market 
driven use with any one or more of these uses. 
 
315 Dayton 
8 Story building former office for Ohio Casualty Insurance, currently completing 
conversion to floors 6,7,& 8 to residential, 6 and 7 are occupied with 8 progressing. 
Ground floor houses residential lobby and existing food service use that may become 
a restaurant. Anticipated use for remainder of building is more residential as well as 
office, or hospitality. All building life safety systems and elevators are being brought 
up to current code and standards. 
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Proposed Uniform Zoning 

 

1122.100 "BPD" BUSINESS PLANNED DEVELOPMENT DISTRICT 
(Chapter Amended OR 2008-1-2) 
 
1122.110 Purpose: The purpose of the Business Planned Development (BPD) 
District is to enhance commercial neighborhood/community shopping centers, or the 
Central Business District, by integrating a variety of uses to ensure more efficient, 
successful, and aesthetically please developments. A BPD District must also comply 
with the general provisions for Planned Developments contained in Chapter 1132.00. 
 
1122.120 Principal Permitted Uses: No building, structure or land shall be used and 
no building or structure shall be erected, altered or enlarged which is arranged, 
intended or designed for other than one of the following uses: 
 
1122.121 Principal Uses: Principal Uses of the B-1 District (as set forth in Chapter 
1120.00 - Neighborhood Business District, Section 1120.20), EXCEPT as modified 
by Section 1122.140 of this Chapter. 
 
1122.130 Uses Requiring Specific Approval: A BPD may include the following uses, 
subject to obtaining Specific Approval by the Hamilton Planning Commission (see 
Chapter 1132.00 of this Ordinance for the general procedures, regulations, 
requirements and appeal process information applicable to Planned Developments). 
 
1122.131 Principal: Conditionally Permitted uses of the B-1 District (Chapter 1120 - 
Neighborhood Business District), and Principal and Conditional Permitted uses of the 
B-2 and B-3 Districts (Chapter 1120.00 - Community Business District, and Chapter 
1122.00 - Central Business District) and miniwarehouses, but excluding those uses 
prohibited by Section 1122.140 of this Chapter. While the Permitted Uses of a BPD 
(as listed in Section 1122.120 of this Chapter) do not require the Specific Approval of 
the Planning Commission, the overall Planned Development Plan does require the 
Commission's approval. (Amended by OR 2001-1-2) 
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Applicant Renderings 
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Signage Information and Examples from Applicant 
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Exhibit D – Public Hearing Notice letter 

 
Example of the Notice Letter sent to Owners of property proposed for rezoning 

 
 
 

May 22, 2020 

NOTICE OF PUBLIC HEARING 

 

Attention Property Owner: 

  

The City of Hamilton Planning Commission will hold a public hearing on Thursday afternoon, June 4th, 2020 

at 1:30 PM in the Commission Chambers of the City Building located at 345 High Street, and via Zoom 

online webinar, at: https://zoom.us/j/94796217159 Webinar ID: 947 9621 7159. 

 

The agenda for this hearing includes the following item: 

 

 LOCATION: Multiple properties zoned “B-3” within the German Village Historic District &  

  properties owned by Industrial Realty Group (102, 120, 131, 136, 222, & 248 North 

Third Street; 315 Dayton Street & 341 Linden Street; 119 & 335 North Martin Luther 

King Jr. Blvd.; 425 Butler Street & 124 North Fifth Street.) (See notification map). 

 APPLICANT: Rex L. Carpenter & City of Hamilton 

 REQUEST:  The applicants have submitted requests to change the zoning of specific properties to 

BPD (Business Planned Development), requests to approve Final Planned 

Development Plans, a Specific Use Approval for a Self-Storage Facility, and Six (6) 

Waivers to the Self-Storage Facility regulations (see notification map). 

 

This letter is being sent to inform you of the proposed Zone Change of your property in Hamilton (within 

German Village).   

 

 From B-3 (Central Business) to BPD (Business Planned Development) your property is being 

proposed for rezoning to B-3.  

 

Rex L. Carpenter, on behalf of Industrial Realty Group (IRG), has applied to the Planning Commission to 

rezone the properties owned by IRG to Business Planned Development (BPD) Zoning. The City of Hamilton 

has submitted an additional rezoning proposal at the same time for adjacent property that includes 

property you own to establish a consistent zoning district in the area. See notification map for the area in 

question.  

 

Currently, this portion of the German Village Historic District is zoned B-3 Central Business District Zoning. 

The rest of the German Village Historic District was rezoned to BPD in 1997. Because these German Village 

properties are located between IRG’s properties and the rest of German Village, the City of Hamilton is 

taking the opportunity to propose to rezone this area to BPD.  

 

These properties will be incorporated into the Final Planned Development Plan that was established in 

1997 for the German Village Historic District. This district accommodates single-family residential, multi-

family residential, churches, and neighborhood style businesses such as retail, offices, restaurants, and 

similar uses. Given the larger scale of some of the buildings proposed to be rezoned BPD in this area, the 

City plans to add uses such as hotels, event centers, and similar uses to the German Village Final Planned 

Development Plan. 

 

https://zoom.us/j/94796217159
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The process to complete the Zone Change is to take the proposal to the Planning Commission for 

consideration and recommendation to City Council who will take final action on the request. If approved, 

the proposed zone change will not impact the current residence, business, or land use of the property.  Any 

land use that does not conform with the BPD District will be “grandfathered” which means that said use 

can continue to operate as well as be transferred to a new operator, provided that there is not a vacancy of 

use that extends for a period exceeding six (6) months.   

 

Because you own a property within this area, Planning staff encourages you to review the full proposal on 

the Planning Commission website and email or call us with any questions you may have. 

https://www.hamilton-oh.gov/planningcommission. Our contact information is in the last paragraph of the 

letter. 

 

In addition to the rezoning affecting your property, the City also would like to make you aware of the 

application from Rex L. Carpenter. The applicant is proposing to rezone the properties IRG owns to a 

consistent zoning, Business Planned Development (BPD), and has provided a Final Planned Development 

Plan with this rezoning proposal. The purpose of the “BPD” zoning district is to enhance business districts 

by integrating a variety of uses and ensure more efficient and aesthetically pleasing developments. 

 

a. The Final Planned Development Plan calls for a mixture of uses in the three (3) buildings 

IRG owns. 315 Dayton is being renovated into residential, 136 North Third Street does not 

have identified tenants but is proposed as mixed-use that includes retail on the first floor, 

and 131 North Third Street is being proposed as a self-storage facility.  

 

b. Self-storage is a Specific Use in BPD zoning, so Planning Commission will review this part of 

the proposal individually. Given the existing conditions of 131 North Third Street, Planning 

Commission will also review six (6) waivers to the self-storage regulations as well. 

 

An application for this project as well as the Commission Bylaws are on file in our office and available for 

your review. These materials, in addition to future updates and reports completed by staff during the review 

process, can be found online at: https://www.hamilton-oh.gov/planningcommission 

 

Due to recent state mandates, the Planning Commission meeting shall be held remotely.  Staff will hold the 

meeting through an online service and allow citizens to call into the meeting or access the meeting via 

website.  We encourage you to access the meeting through the options below.   

 

Call: 1 (929) 205 6099 and when prompted dial the Webinar ID: 947 9621 7159 

Or use this website link to access the online meeting: https://zoom.us/j/94796217159 

Webinar ID: 947 9621 7159. 

 

If you have any questions or comments concerning this matter, please forward your comments in writing for 

presentation at the meeting, or, please contact the Planning Department via email at planning@hamilton-

oh.gov or contact Ed Wilson, AICP or Liz Hayden, Planning Director of the City of Hamilton Planning 

Department at (513) 785-7350. 

 

 

Sincerely, 

Edward Wilson III 
Mr. Ed Wilson, AICP 

Associate Planner II 

  

https://www.hamilton-oh.gov/planningcommission
https://www.hamilton-oh.gov/planningcommission
https://zoom.us/j/94796217159
mailto:planning@hamilton-oh.gov
mailto:planning@hamilton-oh.gov
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Example of the Notice Letter sent to Property Owners within 500 Feet of Subject Area 

 
 

May 22, 2020 

NOTICE OF PUBLIC HEARING 

 

Attention Property Owner: 

  

The City of Hamilton Planning Commission will hold a public hearing on Thursday afternoon, June 4th, 2020 

at 1:30 PM in the Commission Chambers of the City Building located at 345 High Street, and via Zoom 

online webinar, at: https://zoom.us/j/94796217159 Webinar ID: 947 9621 7159. 

 

The agenda for this hearing includes the following items: 

 

 LOCATION: Multiple properties zoned “B-3” within the German Village Historic District &  

  properties owned by Industrial Realty Group (102, 120, 131, 136, 222, & 248 North 

Third Street; 315 Dayton Street & 341 Linden Street; 119 & 335 North Martin Luther 

King Jr. Blvd.; 425 Butler Street & 124 North Fifth Street.) (See notification map). 

 APPLICANT: Rex L. Carpenter & City of Hamilton 

 REQUEST:  The applicants have submitted requests to change the zoning of specific properties to 

BPD (Business Planned Development), requests to approve Final Planned 

Development Plans, a Specific Use Approval for a Self-Storage Facility, and Six (6) 

Waivers to the Self-Storage Facility regulations (see notification map). 

 

Your property is not part of the rezoning project. However, you are a property owner located within 500 feet 

of the area being considered for rezoning and, as such, are receiving this letter to provide notification of the 

proposal in accordance with statutes outline for the operation of the Planning Commission.  

 

There are two (2) separate rezoning applications being reviewed by the Planning Commission for properties 

near a property you own. Overviews of the proposals are provided below. Please note that the applications 

and additional information on these two projects are available on the Planning Commission website for your 

review: https://www.hamilton-oh.gov/planningcommission. 

 

2. The first application is from Rex L. Carpenter on behalf of Industrial Realty Group (IRG), which 

owns the properties listed in the addresses listed in the “Location” section of the information 

above (see notification map). The applicant is proposing to rezone the properties IRG owns to 

a consistent zoning, Business Planned Development (BPD), and has provided a Final Planned 

Development Plan with this rezoning proposal. The purpose of the “BPD” zoning district is to 

enhance business districts by integrating a variety of uses and ensure more efficient and 

aesthetically pleasing developments 

a. The Final Planned Development Plan calls for a mixture of uses in the three (3) 

buildings IRG owns. 315 Dayton is being renovated into residential, 136 North Third 

Street does not have identified tenants but is proposed as mixed-use that includes 

retail on the first floor, and 131 North Third Street is being proposed as a self-storage 

facility.  

b. Self-storage is a Specific Use in BPD zoning, so Planning Commission will review this 

part of the proposal individually. Given the existing conditions of 131 North Third 

Street, Planning Commission will also review six (6) waivers to the self-storage 

regulations as well. 

3. The second application comes from the City of Hamilton. Currently, a portion of the German 

https://zoom.us/j/94796217159
https://www.hamilton-oh.gov/planningcommission
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Village Historic District is zoned B-3 Central Business District Zoning. The rest of the German 

Village Historic District was rezoned to BPD in 1997. Because these German Village 

properties are located between IRG’s properties and the rest of German Village, the City of 

Hamilton is taking the opportunity to rezone this area to BPD at the same time to establish a 

consistent zoning in the area. Please see the notification map for the properties in question. 

a. These properties will be incorporated into the Final Planned Development Plan that 

was established in 1997 for the German Village Historic District. This district 

accommodates single-family residential, multi-family residential, churches, and 

neighborhood style businesses such as retail, offices, restaurants, and similar uses. 

Given the larger scale of some of the buildings proposed to be rezoned BPD in this 

area, the City plans to add appropriate uses such as hotels, event centers, and 

similar uses to the Final Planned Development Plan.  

 

The process to complete the Zone Change is to take the proposal to the Planning Commission for 

consideration and recommendation to City Council who will take final action on the request. If approved, 

the proposed zone change will not impact the current residence, business, or land use of the property.  Any 

land use that does not conform with the BPD District will be “grandfathered” which means that said use 

can continue to operate as well as be transferred to a new operator, provided that there is not a vacancy of 

use that extends for a period exceeding six (6) months.   

 

Due to recent state mandates, the Planning Commission meeting shall be held remotely.  Staff will hold the 

meeting through an online service and allow citizens to call into the meeting or access the meeting via 

website.  We encourage you to access the meeting through the options below.   

 

Call: 1 (929) 205 6099 and when prompted dial the Webinar ID: 947 9621 7159 

Or use this website link to access the online meeting: https://zoom.us/j/94796217159 

Webinar ID: 947 9621 7159. 

 

If you have any questions or comments concerning this matter, please forward your comments in writing for 

presentation at the meeting, or, please contact the Planning Department via email at planning@hamilton-

oh.gov or contact Ed Wilson, AICP or Liz Hayden, Planning Director of the City of Hamilton Planning 

Department at (513) 785-7350. 

 

 

 

Sincerely, 

Edward Wilson III 

Mr. Ed Wilson, AICP 

Associate Planner II 

 

  

https://zoom.us/j/94796217159
mailto:planning@hamilton-oh.gov
mailto:planning@hamilton-oh.gov
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Map utilized for the mailed Public Hearing Notices 
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Exhibit E – Recommended Conditions of Approval 

 

BASIC INFORMATION 

Applicant/Property Owner Rex L. Carpenter on behalf of Hamilton 131 3rd 

LLC, Hamilton 136 3rd LLC, and 315 Dayton LLC    

Architect/Engineer/Consultant Rex L. Carpenter and Barry Sherman 

Size of Property 5.84 acres (0.49 acres owned by ownership 

group already zoned BPD) 

 

Current Zoning B-3 (Central Business Zoning District),  

DT-2 (Downtown-2 Form Based Zoning)  

DT-1 (Downtown-1 Form Based Zoning), and R-O 

(Multi-Family Residential Office Zoning)  

Size of Revision 5.84 acres 

 

Conditions for Approval 

 
The recommendation to City Council for the rezoning request and the Planning Commission’s final 

action of approval are subject to the following conditions: 

 

1. The Final Development Plan shall be dependent upon the approval of the Rezoning of 

properties to BPD (Business Planned Development). 

 

2. The Specific Use for Self-Storage at 131 North Third Street shall be dependent upon the 

approval of the rezoning of properties to BPD (Business Planned Development). 

 

3. All development will be subject to approval through the Interdepartmental Review process 

and shall be compliant with the Commercial Designs Standards set forth in Section 

1111.00 of the Zoning Ordinance. 

 

4. Landscaping, site improvements, and all exterior finishes and other improvements be 

installed and maintained in good repair and replaced as necessary to remain in 

compliance with the approved Final Development Plan. 

 

5. Any exterior changes to 136 North Third Street shall require Architectural Design Review 

Board approval given its designation as a locally designated historic building. 

 

6. The self-storage facility at 131 North Third Street’s signage shall be regulated in the 

following ways: 

 

a. No banner, flag, or window signage permitted. 

b. No signage on the Dayton Street side of the building shall be illuminated after 9 

pm daily. 
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c. The signage will be similar in size, scale, and material as the signage examples 

submitted by the applicant, included in Exhibit C. 

d. All future signs shall conform to the requirements of Section 1138.00, of the 

Hamilton Zoning Ordinance, Signage Regulations. 

 

7. The property owner of 131 North Third Street shall work with City staff to find a way to 

activate the pedestrian level of the building. The self-storage company will explore 

options, including supporting a StreetSpark mural at the pedestrian level of the building. 

Final proposal will be approved by City staff. 

 

8. The applicant shall work with the Department of Engineering to determine an appropriate 

location for a new overhead door at 131 North Third Street. 

 

9. Any of the following would require an additional future Specific Use approval:  

 

a. Self-storage on parcels other than 131 North Third Street.  

b. Exterior storage of self-storage/dead-storage items anywhere within the Planned 

Development project area. 

c. Parking of vehicles associated with moving businesses, self-storage, fleet storage, 

or other commercial vehicles for rent anywhere within the Planned Development 

project area. 

 

10. All dumpsters and refuse storage areas shall be enclosed and screened in accordance 

with the Commercial Design Standards. All trash and debris shall be stored in enclosed 

dumpsters. No trash, debris, or storage unit goods shall be placed within the public right-

of-way. 

 

11. All required permits and inspections shall be obtained prior to the self-storage business 

commencing operation. 

 

12. The findings of approval for the requested waivers and modifications are consistent with 

the requirements of the Zoning Ordinance necessary for granting such requests. 

 

13. All conditions shall be maintained while the business is located at his location. If at any 

time the property is not in compliance with this approval a Notice of Violation will be sent 

to the applicant allowing thirty (30) days to achieve compliance. 
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For the Planning Commission Meeting of June 4, 2020 

 

To:        Planning Commission  

From:       Liz Hayden, Planning Director 

  Ed Wilson, AICP, Associate Planner II 

Date:  May 27, 2020 

 

Subject:   AGENDA ITEM #2 – New Business  

Two (2) requests pertaining to Multiple Properties zoned “B-3” (Central 

Business) located in German Village, regarding a rezoning request to BPD 

(Business Planned Development). 

APPLICANT:  City of Hamilton  

LOCATION:   Multiple parcels in the German Village Historic District 

currently zoned B-3 (Central Business) District 

REQUEST:   1) To change the zoning on the areas in question from B-3 

(Central Business) District to BPD (Business Planned 

Development) District 

 2) Amend the German Village Business Planned Development 

Plan & Neighborhood Vision Plan 

 

 

  

General Information 

Applicant/Property Owner The City of Hamilton 

Architect/Engineer/Consultant N/A 

Size of Property 11.8 acres 

Current Zoning B-3 (Central Business) District 

Proposed Zoning BPD (Business Planned Development) District 

Comp. Plan Land Use Designation Urban Core and Traditional Neighborhood 

Adjacent Land Use/Zoning Information  

Direction Land Use Zoning 

North Residential, 

Institutional, 

Commercial 

BPD (Business Planned Development) District 

South Commercial DT-2 (Downtown-2 Form Based Zoning) District 

East Vacant industrial EM-UPD (Entertainment Mixed Use Planned 

Development) District 

West River N/A 

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=137
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=145
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Section A: Introduction & Background 

 

Section A.1: History 

 

In 1997, most of the German Village Historic District was rezoned to BPD (Business 

Planned Development) zoning district. In 2013, the Central Business District (CBD), 

downtown Hamilton, was rezoned to Form-Based Zoning Districts. After these rezoning 

efforts took place, 11.8 acres of German Village remained zoned B-3 (Central Business) 

District Zoning. Because there are only a few areas zoned B-3 left in the City and the CBD 

which the zoning district was created for is no longer zoned B-3, Planning staff has 

identified rezoning this 11.8 acres to BPD and incorporating it into the German Village 

Plan as an objective. When Rex L. Carpenter proposed to rezone adjacent parcels to BPD, 

Planning staff decided to propose rezoning these 11.8 acres to BPD at the same time. 

 

 

Section A.2: Intent of the Rezoning 

 

The intent of the rezoning is to establish a consistent zoning for the German Village 

neighborhood and eliminate the B-3 Zoning District, which Planning staff recommends 

since this district became obsolete when the Central Business District was rezoned to 

Form-Based Zoning. The 11.8 acres in question are part of the German Village 

neighborhood and have similar characteristics to the neighborhood, so Planning staff is 

proposing to rezone this area to BPD and incorporate it into the Final Planned 

Development Plan for German Village (please see Exhibit A for a reference map; see 

Exhibit B for current zoning). 

 

The Final Planned Development is called the “German Village Business Planned 

Development Plan & Neighborhood Vision Plan,” or German Village Plan. The plan is 

designed to encourage and expand the opportunities for an appropriate mixture of office, 

business, and residential uses while protecting and enhancing the neighborhood’s 

residential character and historic integrity. The plan aims to value and preserve the 

historic nature of the neighborhood, encourage adaptive reuse of historic properties, and 

calls for a mixture and flexibility of uses within buildings. Overall, the plan describes an 

area appropriate for single-family residential, multi-family residential, churches, and 

neighborhood style businesses such as retail, offices, restaurants, and similar uses.  

 

Because there are larger buildings in the 11.8 acres in question than the rest of German 

Village, Planning staff is also proposing to amend the German Village Plan to address this 

expansion area specifically with uses that could be appropriate in these larger buildings. 

These include: 

 

 Hotels – An adaptive reuse of these properties into a hotel would support the 

tourism objectives of the German Village Plan. 

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=145
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=145
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=137
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 Apartments or condominiums – Residential uses are permitted in the plan. These 

larger buildings could be appropriate for a higher density of residential units. 

 Event centers – Event centers are a popular adaptive reuse of historic buildings 

and could be appropriate in conjunction with a hotel or a standalone use. 

 Light industrial – Some buildings along Martin Luther King Jr. Boulevard were built 

for light industrial and should be permitted to continue as this use. However, these 

buildings or sites could be appropriate redevelopment sites as well. 

 Institutional – The area includes existing institutional uses such as St. Julie’s 

Church and the YWCA Hamilton. The YWCA Hamilton is considering moving out of 

this building and it could be a good building for an adaptive reuse that supports 

the tourism and economic development objectives of the German Village Plan and 

the City’s Comprehensive Plan, Plan Hamilton. 

 Park – Marcum Park and RiversEdge are important to the quality of life not only to 

German Village, but to the City of Hamilton as a whole. This park is expected to be 

preserved as public space.  

 

In addition to establishing regulations for the 11.8 acre expansion area, Planning staff 

are also recommending a number of changes within the regulations themselves that we 

have identified as challenges as interest in infill development has occurred in German 

Village.  

 

Summary of Proposed Changes 

 

1. Update the Principally Permitted Uses. Currently, the regulations refer to the R-4, 

R-O, and B-2 Zoning Districts. Planning staff is proposing to change the references 

to the new Traditional Neighborhood Zoning Districts, which were developed with 

urban and traditional neighborhoods like German Village in mind. These changes 

refer to both uses and setback regulations.  

a. This change includes language that establishes greater clarity on multi-

family regulations. 

b. This change also includes greater clarity on where and the types of 

businesses that are permitted in German Village outside of the North Third 

Street Corridor, by adding a description of Residential Setting Businesses. 

 

2. Expand the Principally Permitted Uses. As the regulations are currently written, 

many uses require Specific Use approval. Planning staff is proposing to make 

more uses Principally Permitted on the North Third Street Corridor and where non-

residential uses currently exist in the German Village District. The changes include: 
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a. More business and office uses as Principally Permitted Uses on the North 

Third Street Corridor. The way the plan is currently written, only the types of 

businesses that existed in 1997 when the plan was approved are 

Principally Permitted Uses. Planning staff is proposing that all Principally 

Permitted Uses in the TN-4 Zoning District should be Principally Permitted 

Uses on the North Third Street Corridor, regardless of whether they existed 

in German Village in 1997. 

b. Restaurants that serve alcohol as a Principally Permitted Use in buildings 

on the North Third Street Corridor that historically have been used as 

restaurants. 

c. Business expansions (minor building additions, outdoor dining areas, etc) 

that do not increase traffic significantly as Principally Permitted.  

d. Bed and breakfasts as a Principally Permitted Uses. 

e. Home occupations would be Principally Permitted Uses as they are in the 

rest of residential zoning districts. 

 

3. Update the Uses Permitted with Specific Plan Approval. The residential regulations 

would refer to the Traditional Neighborhood 4 Zoning District instead of R-4 Zoning 

District. Planning Staff is proposing edits that aim to improve clarity between 

Office and Business uses that require Specific Plan Approval and when they are 

Principally Permitted Uses. 

4. Update the Planned Development Amendment Section of “E.” Currently, the 

regulations cite a Section of the Hamilton Zoning Ordinance that has been 

removed. Planning staff is recommending updated language as well as the 

following edits: 

a. Editing the list of actions that are considered Major Amendments. These 

are mostly clarity edits. The edits reflect the proposed change that allows 

existing businesses that sell alcohol to expand their operations without 

Planning Commission approval. 

b. Adding to the examples of Minor and Moderate Amendments outdoor 

dining areas as long as the dining area is set back ten feet from an 

adjacent residential property and includes buffering. 

 

 

Section A.3: Existing Site Conditions 

The 11.8 acres proposed for the German Village BPD expansion include Marcum Park, St. 

Julie’s Church, YWCA Hamilton, Community Development Professionals, parking lots, 

single-family residences, office space, and light industrial space. 
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Section B: Petition Review 

 

Section B.1: Submitted Request 

 

The submitted application is to change the zoning on the area in question from B-3 

(Central Business) District to BPD (Business Planned Development) District. This area will 

be incorporated into the German Village Final Planned Development Plan and this plan 

will be amended to better address appropriate uses for this expansion area’s larger 

building sizes. 

 

 

Section B.2: Properties Proposed for Rezoning: 

 

There are 38 parcels within the subject area of the submitted request. A list of specific 

parcels, including addresses and parcel identification numbers, that are part of the 

proposed rezoning can be found as an exhibit attachment (see Exhibit C).  Additionally, a 

map of the rezoning subject area has been included in as an exhibit attachment (see 

Exhibit A). 

 

Section C: Notification 

 

The Planning Department mailed Public Hearing Notices of the rezoning to the property 

owners of record.  Planning mailed notices to thirteen (13) owners of property within the 

subject areas in question. The Planning Department mailed Public Hearing Notices to the 

owners of 190 properties within 500 feet of the subject properties per statute 

requirements.   

 

Additionally, Staff posted this rezoning proposal on the City Website, under the Planning 

Commission subpage at the same time as the mailing of notices.  

 

As of this report, Staff received no phone calls or inquiries regarding the request. 

 

Section D: Statutes 

 

Section 1180.00 of the Hamilton Zoning Ordinance provides the basis and process for 

the rezoning of property within the city, while Section 1122.100 of the Hamilton Zoning 

Ordinance regulates the BPD (Business Planned Development) zoning district.   

The purposes of the BPD zoning district is to enhance commercial 

neighborhood/community shopping centers, or the Central Business District, by 

integrating a variety of uses to ensure more efficient, successful, and aesthetically 

pleasing developments. BPD zoned properties are also regulated by the provisions of 

Section 1132.00, Planned Development (PD) provisions. 

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=145
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=319
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Section 1132.00 of the Hamilton Zoning Ordinance regulates the Planned Development 

(PD) provisions, providing an alternative to standard zoning guidelines.  According to 

Section 1132.10, the regulations are intended to: 

 

A.  Encourage superior and imaginative design and function in developments 

 

B.  Establish an alternative procedure for the development of land in order to allow for 

more efficient and economic development of property than customarily permitted 

by conventional zoning and subdivision regulations 

 

C.  Ensure orderly and thorough planning and review procedures that lead to higher 

quality design and development 

 

D.  Encourage the conservation of natural amenities of the landscape 

 

E. Encourage the provision of usable common open space 

 

F.  Enable greater review of design characteristics to ensure that the development 

project is properly integrated into its surroundings and is compatible with adjacent 

development. 

 

Plan Hamilton is the updated Comprehensive Plan for the city; a living document meant 

to guide land use and zoning decisions for the present and future of the city.  This area is 

identified on as Urban Core and Parks and Recreation within Plan Hamilton’s Future Lane 

Use Plan. Urban Core should include a mix of commercial, office, and residential uses 

developed as walk-able neighborhoods with an urban character. Urban Core contains 

properties for urban living and activities as described throughout the plan. 

 

Section E: Recommendation 

 

The Planning Commission can provide a favorable recommendation to City Council or 

deny the application. The Planning Department recommends the following motion:  

 

1. That the Planning Commission take action to recommend to City Council that they 

approve the changing of the zoning of the parcels identified in the exhibit map to 

BPD (Business Planned Development) Zoning District. 

 

The Planning Commission can approve or deny the Final Planned Development Plan. The 

Planning Department recommends the following motion: 

 

2. That the Planning Commission take action to approve the German Village 

Business Planned Development Plan & Neighborhood Vision Plan for the parcels 

identified in the exhibit map and amend the Plan as presented. 

 

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=319
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2005.15.2020.pdf#page=319
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Section F: Staff Comments / Basis for Recommendation 

 

Staff finds the proposed rezoning of the subject property to BPD to be consistent with the 

intent and purpose of rezoning and the purpose of the BPD zoning district, in the 

following ways: 

 

1. The proposed zoning of BPD establishes a consistent zoning for the German 

Village neighborhood.  

2. The proposed zoning of BPD is consistent with Plan Hamilton’s Future Land Use 

Plan, which calls for a mix of commercial, office, and residential uses developed 

as walk-able neighborhoods with an urban character.  

 

3. The proposed zoning of BPD provides the proper oversight to ensure that all 

developments properly integrate with the character and form of the surrounding 

areas and, as such, will not adversely impact the public health, safety, or welfare 

of the public. 

 

4. Incorporating this area into German Village Business Planned Development Plan & 

Neighborhood Vision Plan establishes one guiding document for the German 

Village neighborhood. 

 

5. Amending the German Village Business Planned Development Plan & 

Neighborhood Vision Plan will take into consideration the larger scale buildings in 

the expansion area and the update to the regulations overall provides an update 

to the plan that assists in the revitalization effort underway in the neighborhood. 

 

 

 

Section G: Attachments: 

 

1) Exhibit A – Exhibit Map of Proposed Rezoning Area 

2) Exhibit B – Zoning Map  

3) Exhibit C – List of Parcels / Addresses Proposed for Rezoning to BPD 

4) Exhibit D – Public Hearing Notice Letter 

5) Exhibit E – German Village Plan Update (Draft) 
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Exhibit A – Exhibit Map of Proposed Rezoning Area 
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Exhibit B – Zoning Map  
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Exhibit C – List of Parcels / Addresses Proposed for Rezoning to BPD 

 

List of Properties proposed for rezoning to BPD 

Sorted by owner name, alphabetically 

 

Parcel Number OWNER Address / Location 

P6431012000043 ALECO PROPERTIES LLC N MARTIN LUTHER KING JR BLVD 

P6431012000044 ALECO PROPERTIES LLC N MARTIN LUTHER KING JR BLVD 

P6431012000045 ALECO PROPERTIES LLC 233 N MARTIN LUTHER KING JR BLVD 

P6431012000046 ALECO PROPERTIES LLC N MARTIN LUTHER KING JR BLVD 

P6431012000047 ALECO PROPERTIES LLC N MARTIN LUTHER KING JR BLVD 

P6431009000008 CITY OF HAMILTON  RIVERFRONT PLZ 

P6431009000065 CITY OF HAMILTON  RIVERFRONT PLZ 

P6431011000049 CITY OF HAMILTON OHIO 116 DAYTON ST 

P6431012000058 
ERIE HARDWARE AND 
SURPLUS LLC 350 DAYTON ST 

P6431012000059 
ERIE HARDWARE AND 
SURPLUS LLC DAYTON ST 

P6431012000060 
ERIE HARDWARE AND 
SURPLUS LLC DAYTON ST 

P6431012000061 
ERIE HARDWARE AND 
SURPLUS LLC DAYTON ST 

P6431012000032 LEYRER GAIL C 230 N THIRD ST 

P6431012000038 LEYRER GAIL C N THIRD ST 

P6431012000042 LLOYD MISA L 345 BUCKEYE ST 

P6431012000040 LOREN REAL ESTATE LLC 331 BUCKEYE ST 

P6431012000056 
M & M INVESTMENT GROUP 
LLC 322 DAYTON ST 

P6431012000057 
M & M INVESTMENT GROUP 
LLC 332 DAYTON ST 

P6431012000052 
MEEHAN TIMOTHY E & 
KIMBERLY A TRS 202 N THIRD ST 

P6431009000009 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 

P6431009000010 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 

P6431009000012 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 

P6431009000014 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 

P6431009000016 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 

P6431009000017 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 

P6431011000010 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 

P6431011000012 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 

P6431011000014 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 
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P6431011000017 MIAMI CONSERVANCY DIST  RIVERFRONT PLZ 

P6431011000006 
MIAMI CONSERVANCY DIST 
DISTRICT  RIVERFRONT PLZ 

P6431011000008 
MIAMI CONSERVANCY DIST 
DISTRICT  RIVERFRONT PLZ 

P6431012000035 OCCUPY ROSSVILLE LLC 317 BUCKEYE ST 

P6431012000022 
PILARCZYK DANIEL E 
ARCHBISHOP TR 224 DAYTON ST 

P6431012000062 
PILARCZYK DANIEL E 
ARCHBISHOP TR 224 DAYTON ST 

P6431012000041 SCHWEGMAN GREGORY 339 BUCKEYE ST 

P6431012000063 WHITE GREGORY D & RUTH A 204 N THIRD ST 

P6431012000023 
YWCA OF HAMILTON 
APARTMENTS LTD PRT 244 DAYTON ST 

P6431012000024 
YWCA OF HAMILTON 
APARTMENTS LTD PRT 244 DAYTON ST 
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Exhibit D – Public Hearing Notice Letter 

 

Example of the Notice Letter sent to Owners of property proposed for rezoning 

 
 
 

May 22, 2020 

NOTICE OF PUBLIC HEARING 

 

Attention Property Owner: 

  

The City of Hamilton Planning Commission will hold a public hearing on Thursday afternoon, June 4th, 2020 

at 1:30 PM in the Commission Chambers of the City Building located at 345 High Street, and via Zoom 

online webinar, at: https://zoom.us/j/94796217159 Webinar ID: 947 9621 7159. 

 

The agenda for this hearing includes the following item: 

 

 LOCATION: Multiple properties zoned “B-3” within the German Village Historic District &  

  properties owned by Industrial Realty Group (102, 120, 131, 136, 222, & 248 North 

Third Street; 315 Dayton Street & 341 Linden Street; 119 & 335 North Martin Luther 

King Jr. Blvd.; 425 Butler Street & 124 North Fifth Street.) (See notification map). 

 APPLICANT: Rex L. Carpenter & City of Hamilton 

 REQUEST:  The applicants have submitted requests to change the zoning of specific properties to 

BPD (Business Planned Development), requests to approve Final Planned 

Development Plans, a Specific Use Approval for a Self-Storage Facility, and Six (6) 

Waivers to the Self-Storage Facility regulations (see notification map). 

 

This letter is being sent to inform you of the proposed Zone Change of your property in Hamilton (within 

German Village).   

 

 From B-3 (Central Business) to BPD (Business Planned Development) your property is being 

proposed for rezoning to B-3.  

 

Rex L. Carpenter, on behalf of Industrial Realty Group (IRG), has applied to the Planning Commission to 

rezone the properties owned by IRG to Business Planned Development (BPD) Zoning. The City of Hamilton 

has submitted an additional rezoning proposal at the same time for adjacent property that includes 

property you own to establish a consistent zoning district in the area. See notification map for the area in 

question.  

 

Currently, this portion of the German Village Historic District is zoned B-3 Central Business District Zoning. 

The rest of the German Village Historic District was rezoned to BPD in 1997. Because these German Village 

properties are located between IRG’s properties and the rest of German Village, the City of Hamilton is 

taking the opportunity to propose to rezone this area to BPD.  

 

These properties will be incorporated into the Final Planned Development Plan that was established in 

1997 for the German Village Historic District. This district accommodates single-family residential, multi-

family residential, churches, and neighborhood style businesses such as retail, offices, restaurants, and 

similar uses. Given the larger scale of some of the buildings proposed to be rezoned BPD in this area, the 

City plans to add uses such as hotels, event centers, and similar uses to the German Village Final Planned 

Development Plan. 

 

https://zoom.us/j/94796217159
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The process to complete the Zone Change is to take the proposal to the Planning Commission for 

consideration and recommendation to City Council who will take final action on the request. If approved, 

the proposed zone change will not impact the current residence, business, or land use of the property.  Any 

land use that does not conform with the BPD District will be “grandfathered” which means that said use 

can continue to operate as well as be transferred to a new operator, provided that there is not a vacancy of 

use that extends for a period exceeding six (6) months.   

 

Because you own a property within this area, Planning staff encourages you to review the full proposal on 

the Planning Commission website and email or call us with any questions you may have. 

https://www.hamilton-oh.gov/planningcommission. Our contact information is in the last paragraph of the 

letter. 

 

In addition to the rezoning affecting your property, the City also would like to make you aware of the 

application from Rex L. Carpenter. The applicant is proposing to rezone the properties IRG owns to a 

consistent zoning, Business Planned Development (BPD), and has provided a Final Planned Development 

Plan with this rezoning proposal. The purpose of the “BPD” zoning district is to enhance business districts 

by integrating a variety of uses and ensure more efficient and aesthetically pleasing developments. 

 

b. The Final Planned Development Plan calls for a mixture of uses in the three (3) buildings 

IRG owns. 315 Dayton is being renovated into residential, 136 North Third Street does not 

have identified tenants but is proposed as mixed-use that includes retail on the first floor, 

and 131 North Third Street is being proposed as a self-storage facility.  

 

c. Self-storage is a Specific Use in BPD zoning, so Planning Commission will review this part of 

the proposal individually. Given the existing conditions of 131 North Third Street, Planning 

Commission will also review six (6) waivers to the self-storage regulations as well. 

 

An application for this project as well as the Commission Bylaws are on file in our office and available for 

your review. These materials, in addition to future updates and reports completed by staff during the review 

process, can be found online at: https://www.hamilton-oh.gov/planningcommission 

 

Due to recent state mandates, the Planning Commission meeting shall be held remotely.  Staff will hold the 

meeting through an online service and allow citizens to call into the meeting or access the meeting via 

website.  We encourage you to access the meeting through the options below.   

 

Call: 1 (929) 205 6099 and when prompted dial the Webinar ID: 947 9621 7159 

Or use this website link to access the online meeting: https://zoom.us/j/94796217159 

Webinar ID: 947 9621 7159. 

 

If you have any questions or comments concerning this matter, please forward your comments in writing for 

presentation at the meeting, or, please contact the Planning Department via email at planning@hamilton-

oh.gov or contact Ed Wilson, AICP or Liz Hayden, Planning Director of the City of Hamilton Planning 

Department at (513) 785-7350. 

 

 

Sincerely, 

Edward Wilson III 
Mr. Ed Wilson, AICP 

Associate Planner II 

  

https://www.hamilton-oh.gov/planningcommission
https://www.hamilton-oh.gov/planningcommission
https://zoom.us/j/94796217159
mailto:planning@hamilton-oh.gov
mailto:planning@hamilton-oh.gov
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Example of the Notice Letter sent to Property Owners within 500 Feet of Subject Area 

 
 

May 22, 2020 

NOTICE OF PUBLIC HEARING 

 

Attention Property Owner: 

  

The City of Hamilton Planning Commission will hold a public hearing on Thursday afternoon, June 4th, 2020 

at 1:30 PM in the Commission Chambers of the City Building located at 345 High Street, and via Zoom 

online webinar, at: https://zoom.us/j/94796217159 Webinar ID: 947 9621 7159. 

 

The agenda for this hearing includes the following items: 

 

 LOCATION: Multiple properties zoned “B-3” within the German Village Historic District &  

  properties owned by Industrial Realty Group (102, 120, 131, 136, 222, & 248 North 

Third Street; 315 Dayton Street & 341 Linden Street; 119 & 335 North Martin Luther 

King Jr. Blvd.; 425 Butler Street & 124 North Fifth Street.) (See notification map). 

 APPLICANT: Rex L. Carpenter & City of Hamilton 

 REQUEST:  The applicants have submitted requests to change the zoning of specific properties to 

BPD (Business Planned Development), requests to approve Final Planned 

Development Plans, a Specific Use Approval for a Self-Storage Facility, and Six (6) 

Waivers to the Self-Storage Facility regulations (see notification map). 

 

Your property is not part of the rezoning project. However, you are a property owner located within 500 feet 

of the area being considered for rezoning and, as such, are receiving this letter to provide notification of the 

proposal in accordance with statutes outline for the operation of the Planning Commission.  

 

There are two (2) separate rezoning applications being reviewed by the Planning Commission for properties 

near a property you own. Overviews of the proposals are provided below. Please note that the applications 

and additional information on these two projects are available on the Planning Commission website for your 

review: https://www.hamilton-oh.gov/planningcommission. 

 

4. The first application is from Rex L. Carpenter on behalf of Industrial Realty Group (IRG), which 

owns the properties listed in the addresses listed in the “Location” section of the information 

above (see notification map). The applicant is proposing to rezone the properties IRG owns to 

a consistent zoning, Business Planned Development (BPD), and has provided a Final Planned 

Development Plan with this rezoning proposal. The purpose of the “BPD” zoning district is to 

enhance business districts by integrating a variety of uses and ensure more efficient and 

aesthetically pleasing developments 

a. The Final Planned Development Plan calls for a mixture of uses in the three (3) 

buildings IRG owns. 315 Dayton is being renovated into residential, 136 North Third 

Street does not have identified tenants but is proposed as mixed-use that includes 

retail on the first floor, and 131 North Third Street is being proposed as a self-storage 

facility.  

b. Self-storage is a Specific Use in BPD zoning, so Planning Commission will review this 

part of the proposal individually. Given the existing conditions of 131 North Third 

Street, Planning Commission will also review six (6) waivers to the self-storage 

regulations as well. 

5. The second application comes from the City of Hamilton. Currently, a portion of the German 

https://zoom.us/j/94796217159
https://www.hamilton-oh.gov/planningcommission
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Village Historic District is zoned B-3 Central Business District Zoning. The rest of the German 

Village Historic District was rezoned to BPD in 1997. Because these German Village 

properties are located between IRG’s properties and the rest of German Village, the City of 

Hamilton is taking the opportunity to rezone this area to BPD at the same time to establish a 

consistent zoning in the area. Please see the notification map for the properties in question. 

a. These properties will be incorporated into the Final Planned Development Plan that 

was established in 1997 for the German Village Historic District. This district 

accommodates single-family residential, multi-family residential, churches, and 

neighborhood style businesses such as retail, offices, restaurants, and similar uses. 

Given the larger scale of some of the buildings proposed to be rezoned BPD in this 

area, the City plans to add appropriate uses such as hotels, event centers, and 

similar uses to the Final Planned Development Plan.  

 

The process to complete the Zone Change is to take the proposal to the Planning Commission for 

consideration and recommendation to City Council who will take final action on the request. If approved, 

the proposed zone change will not impact the current residence, business, or land use of the property.  Any 

land use that does not conform with the BPD District will be “grandfathered” which means that said use 

can continue to operate as well as be transferred to a new operator, provided that there is not a vacancy of 

use that extends for a period exceeding six (6) months.   

 

Due to recent state mandates, the Planning Commission meeting shall be held remotely.  Staff will hold the 

meeting through an online service and allow citizens to call into the meeting or access the meeting via 

website.  We encourage you to access the meeting through the options below.   

 

Call: 1 (929) 205 6099 and when prompted dial the Webinar ID: 947 9621 7159 

Or use this website link to access the online meeting: https://zoom.us/j/94796217159 

Webinar ID: 947 9621 7159. 

 

If you have any questions or comments concerning this matter, please forward your comments in writing for 

presentation at the meeting, or, please contact the Planning Department via email at planning@hamilton-

oh.gov or contact Ed Wilson, AICP or Liz Hayden, Planning Director of the City of Hamilton Planning 

Department at (513) 785-7350. 

 

 

 

Sincerely, 

Edward Wilson III 

Mr. Ed Wilson, AICP 

Associate Planner II 

 

 

  

https://zoom.us/j/94796217159
mailto:planning@hamilton-oh.gov
mailto:planning@hamilton-oh.gov
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Map utilized for the mailed Public Hearing Notices 
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Exhibit E – German Village Plan Update (DRAFT) 

 

Please see the next page for the document. 
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Written Minutes - Planning Commission 

May 21, 2020 @ 6:00 p.m. 

Council Chambers 

First Floor, 345 High Street 

Hamilton, Ohio 45011 

 

Shaquila Mathews  Teri Horsley Dale McAllister David Belew 

Commission Member Commission Member Commission Member Commission Member 

Patrick Moeller Matthew Von Stein Joshua Smith 

Mayor Commission Member City Manager 

Lisa Sandlin 

Alternate  

Larry Bowling 

Alternate 

           

One (1) Public Hearing, One (1) Non-Public Hearing 

Roll Call:   
Belew  Horsley Mathews McAllister Moeller Von Stein Vanderhorst 

for Smith 

x x x x x x x 

 

Swearing in of Those Providing Testimony to the Commission:    

Notary Public Liz Hayden 

 

Approval of Meeting Minutes- Written summary and audio recording for the following dates: 

1. May 7, 2020 (Located at the end of the agenda) 

 

Motion by Belew 

Second by Horsley 

Motion approved unanimously 

 

New Business:  

 

Agenda Item #1 – Public Hearing (To be Postponed to a later date) 

Lindenwald & Prospect Hill –  

Proposed Rezoning of Specific Properties to TN (Traditional Neighborhood) Zoning District 

 

Request to rezone properties in the Lindenwald and Prospect Hill neighborhoods (City of 

Hamilton, Applicant) 

 

Staff:  Ed Wilson, AICP 

 

Presentation 

 

One of the objectives of Plan Hamilton, the City’s Comprehensive Plan, is to update the zoning in 

Hamilton’s urban core and traditional neighborhoods. In 2019, the City of Hamilton established 

four new zoning districts, Traditional Neighborhood Zoning Districts. In October 2019, the City 

rezoned the Rossville neighborhood and a small portion of Prospect Hill to these new zoning 

districts.  

 

As part of the Comprehensive Plan, The City of Hamilton applied to rezone approximately 198 

acres of land – 2,131 parcels - within the Lindenwald and Prospect Hill neighborhoods to 

Traditional Neighborhood (TN) Zoning. 

 



There was a significant amount of interest from the public regarding this rezoning proposal, with 

the Planning Department receiving multiple calls and inquiries, and noted interest in attending 

the public hearing at the Planning Commission in-person. 

 

However, due to the state of emergency presented by COVID-19, Staff recommended a 

postponement of this agenda item to allow a complete opportunity for citizen participation in the 

public hearing and rezoning proposal.  Planning Commission tabled the rezoning proposal to the 

May 21, 2020 meeting. 

 

Due to the continued issues pertaining to COVID-19 and social distancing concerns, Staff is again 

recommending a postponement of the TN (Traditional Neighborhood) rezoning request for 

Lindenwald and Prospect Hill.  While emergency statutes have allowed the Planning Commission 

and the public to participate in remote meetings and virtual participation, this change has 

demonstrated a fundamental shift in participation and opportunity to participate in a public 

hearing, primarily due to the online format.   

 

With the current and ever-changing state of affairs, Staff feels that there is not enough of an 

opportunity for the citizens and interested parties to fully engage and participate in a public 

hearing appropriate for a large-scale proposal of this nature. 

 

 

Motion –  

That the Planning Commission postpone the rezoning proposal to a later meeting date. 

 

Motion by: Horsley 

Second: Von Stein 

Motion passes unanimously 

 

 

Agenda Item #2 – Non-Public Hearing 

Hickory Woods, Block D, Subdivision – Final Plat 

 

Request for a Final Plat for Hickory Woods, Block D, Subdivision, to subdivide vacant land into 

nineteen (19) buildable lots; located at 1 East Persimmon Drive, situated in the First Ward, South 

Side, City of Hamilton.  (David P. Long, Alum Cliff Industries, LLC., Applicant) 

Staff:  Ed Wilson, AICP 

 

 

Presentation: 

Section A: Introduction and Background 

 

Section A.1: Project Overview 

 

The submitted application pertains to a Final Plat of Hickory Woods, Block D, Subdivision.  The 

Final Plat is the last step in the subdivision process for the acceptance of streets as right-of-way 

and the subdividing of vacant, unplatted land as buildable lots.  The Planning Commission makes 

a recommendation to City Council for final action on Final Plat requests.  The proposed plat is for 

the subdivision of 19 new buildable lots on the remaining un-platted, vacant land within the 

Hickory Woods Subdivision. Hickory Woods is a Planned Development community originally 

approved in the early 1990’s. If approved, the development would be the final phase of 

development within the subdivision.   

 

Section A.2: Existing Site Conditions 



 

The site in question is an undeveloped area of 6.37 acres located within the Hickory Woods 

Subdivision, immediately east adjacent of the Persimmon Drive portion of the development.  

Surrounding land uses include single-family residential housing to the west, south, and east of the 

subdivision; and apartment complexes to the north, west, and south of the subdivision (for a 

location map, please see Exhibit A). 

 

Houses constructed earlier in the subdivision’s lifetime (1990s) are completely vinyl sided. 

Houses that have been constructed in recent years feature masonry/brick as part of the front 

facades and vinyl for side and rear facades. 

 

A detention pond is located in the center of the development at the intersection of West 

Persimmon Drive, Hickory Woods Drive, and Sweet Gum Drive. Recently, a final course of street 

pavement was a completed along Mimosa Drive.  There are currently two (2) terminated roads at 

East Persimmon Drive and West Persimmon Drive that terminate in a manner that is not 

compliant with what is required for Emergency Response Services. 

 

 

Section A.3: History 

 

The Hickory Woods Planned Development has been through Planning Commission review on 

multiple occasions, particularly for the planning and platting of new sections or blocks of the 

development. A general history is as follows: 

 

1. In 1993, the City of Hamilton approved Hickory Woods as a PUD (Planned Unit 

Development) for 113 lots. The approved Development Plan was revised twice in 1993. 

The final revision featured a development plan containing 87 lots identified for the 

construction of single-family residential dwellings. 

2. In 1994, the Final Plat was approved for Block A of the development, which platted 15 

lots in the subdivision. 

3. In 1998, the Final Plat was approved for Block B of the development, which platted 27 

lots in the subdivision. 

4. In 2005, the Final Plat was approved for Phase II of the development, which platted 

eleven (11) lots in the subdivision. 

5. In 2018, a Zone Change and amended Development Plan adding three (3) new lots along 

Millville Avenue.  A Final Plat for Block C has been approved creating those three (3) lots. 

6. 0n March 21, 2019, the Planning Commission approved the amendment to the Hickory 

Woods Development Plan to allow the Hickory Woods, Block D. 

 

 

Section B: Development Plan Review 

 

Section B.1: Request for Final Plat 

 

The site in question, containing an area of approximately 6.37 acres, located in the eastern, 

undeveloped portion of the Hickory Woods Subdivision. Planning staff determined that the 

applicant submitted sufficient information to proceed with the final plat. 

 

 

Section B.2: Submitted Request (Final Plat) 



 

The plat proposes the subdivision and creation of the site into nineteen (19) new buildable lots, 

with one (1) non buildable lot. The applicant is proposing to construct nineteen (19) single-family 

homes with attached garages on each of the newly created buildable lots.  

 

The proposal and final plat includes the extension of West Persimmon Drive, an existing private 

street, which will terminate into East Persimmon Drive. If approved, the development would be 

the final phase of development within the Hickory Woods Subdivision. The specifics of the 

development proposal are discussed in greater detail in the section below. 

 

 

Section B.2.1 Buildable Lots and Home Characteristics (Exhibit B)  

 

The submitted Final Plat indicates the following: 

 

1. Subdivision of the site in question into nineteen (19) buildable lots. 

 

2. The Lot Characteristics of each new buildable lot are as follows: 

a. Lots #1-12 and Lots #15-21 

b. Lot Size: 7,446 square feet minimum 

c. Lot Width: 60 feet minimum 

d. Setbacks: 

1) 15 feet front yard setback 

2) 10 feet rear yard setback 

3) 5 feet side yard setback 

e. Proposed landscaping: one (1) tree planted per single-family residential lot, 

located in the front yard.  2.5” caliper tree, per HOA requirements and city 

specifications. 

 

3. Per the approved amended plan and preliminary plat, the Architectural Characteristics of 

the nineteen (19) Single-Family Homes: 

a. The proposed homes will be consistent in architecture to the existing homes in the 

subdivision (see Exhibit C for pictures). 

1) The original homes constructed in the 1990’s contain all vinyl facades. 

2) The 10-12 homes constructed in recent years contains at least 50% 

percent brick / stone on the front façade with the remaining exteriors of 

the structure being vinyl.  

b. The materials for the proposed homes will be consistent with the home 

constructed in recent years. 

c. Proposed homes will be one-story ranch housing. 

d. The minimum size of each home will be 1,450 square feet of living space 

e. Each home will feature an attached garage containing an area of 400 square feet. 

f. Typical dimensions will be approximately 42 feet wide by 50 feet deep 

g. Front façade materials will contain a minimum of 50% lightweight stone / brick. 

h. Side and rear materials will be vinyl. 

 

 

Section B.2.2 Non-Buildable Lots 

 

The submitted Final Plat indicate the following:  

 

1. Provision of one (1) non-buildable lots. 

 



2. One (1) non-buildable lot, identified as Lot 32310, will be conveyed and combined with an 

adjacent parcel owned by the HOA. This parcel is currently an open space parcel occupied 

by a retention pond.   

 

The preliminary plat featured one (1) non-buildable lot, to be conveyed and combined with an 

adjacent parcel owned by an individual property owner in the subdivision. The final plat combined 

this lot with what was known as Lot 12 (Lot 32309). 

 

Section B.2.3 Conservation and Landscaping 

 

The submitted Final Plat indicates the following:  

 

1. Natural conservation of the existing trees located in the rear of all proposed lots 

 

2. Provision of a conservation easement of 2.1 Acres to protect the existing wooded areas, 

along the rear of lots 1-12.  This is the easternmost part of the subject area. 

 

3. Provision of one (1) tree in the front yard area of each lot. 

 

 

Section B.2.4 Off-Street Parking, Access Controls, & Easements 

 

The submitted Final Plat indicates the following:  

 

1. Extension of East Persimmon Drive, a private street, 633.29 feet of street length in 

manner that will connect East Persimmon Drive to West Persimmon Drive as a “loop.” 

 

2. Vehicular access to the proposed 19 lots is from the extension of East Persimmon Drive, 

and the resulting loop of West Persimmon & East Persimmon Drive. 

 

3. The extension of Persimmon Drive is 22 feet wide and contains a 30 feet wide 

ingress/egress easement.  

 

4. The proposed utility easement includes two (2) 10 feet wide easements that run along the 

course of the proposed East Persimmon Drive on opposite sides of the proposed drive. 

 

 

The Planning Commission reviewed and approved the Preliminary Plat for this subdivision on 

March 19, 2019.  The Planning Department finds the proposed Final Plat to be consistent with 

the approved Preliminary Plat of the subdivision that was approved by the Planning Commission 

(see Exhibit D for the Approved Plan for reference). 

 

Section C: Statutes: 

Platting of Lots 

 

Per the City Subdivision Regulations, Ordinance No. 6038, the Planning Commission can 

recommend that City Council approve or deny the request for the platting of subdivisions and 

subdivision lots within the City of Hamilton. 

 

Chapter 1191 of the Subdivision Regulations outlines the procedure for plat approval. 

 

 

  



Section D: Interdepartmental Review  

 

The Hickory Woods, Block D, Final Plat has been through the city’s Interdepartmental Review 

Committee. The proposed final plat has been reviewed and approved through the City’s 

Interdepartmental Review process.   

 

There were no objections to the Final Plat. 

 

 

Section E: Recommendation 

 

The Planning Commission can recommend approval or denial of the proposed Final Plat for 

Hickory Woods, Block D. If the Planning Commission approves a motion for approval, said 

recommendation is forwarded to City Council, which will take final action to approve or deny the 

Final Plat. If the Planning Commission approves a motion for denial, the application is considered 

denied and does not move forward to the City Council. 

 

If the Planning Commission chooses to recommend approval of the Final Plat, the Planning 

Department recommends that the following motion: 

 

1) That the Planning Commission take action and recommend that City Council approve the 

Final Plat for Hickory Woods, Block D, subdivision, with the recommended conditions of 

approval. 

 
If the Planning Commission chooses to recommend approval, the Planning Department 

recommends that the Planning Commission include the following conditions of approval.  Please 

note that these conditions of approval reflect the conditions found in the previously approved 

Hickory Woods, Block D, Amended Plan (See Exhibit E): 

 

 

Conditions of Approval: 

 

1. Construction drawings and documents for the proposed improvements and work shall be 

revised subject to any current interdepartmental review comments, and future review 

requirements of the City of Hamilton Interdepartmental Review. 

2. Landscaping, site improvements, and all exterior finishes and other improvements be 

installed and maintained in good repair and replaced as necessary to remain in 

compliance with the approved Final Development Plan and Final Plat. 

3. Existing trees shall remain and a conservation easement shall be established and 

maintained as indicated on the submitted site plan. 

4. All proposed landscaping items shall be reviewed and approved by the City of Hamilton 

Municipal Arborist. 

5. All proposed landscaping item sizes to conform to the minimum size requirements found 

in Section 1111.10 of the Hamilton Zoning Ordinance.  (Deciduous trees minimum of 2 ½ 

inches caliper, evergreen trees minimum of six (6’) feet in height, shrubs/bushes 

minimum of 12 inches). All tree species proposed shall be reviewed and approved by the 

City of Hamilton Municipal Arborist. 



6. The building materials for siding of the front façade shall be at least 50% masonry and/or 

brick. 

7. That all new single-family homes have a minimum size of 1,450 square feet. 

8. That all new single-family homes have an attached garage with a minimum size of 400 

square feet. 

9. That no more than 40 inches of concrete foundation shall be exposed, unless in 

conjunction with a walk-out basement. 

Section F: Staff Basis / Comments 

 

Staff finds the final plat to be consistent with the intent and purpose of the Planned Development 

and Subdivision Regulations in the following ways: 

 

1. The proposed development encourages imaginative, superior, design and function in 

developments through the creative use of land featuring a hilly topography, which prohibit 

it from being developed at a higher density or different configuration. 

 

2. The proposed development provides an alternative procedure for the development of land 

to allow for more efficient and economical development of property than customarily 

permitted by conventional zoning and subdivision regulations.  

 

3. The Hickory Woods, Block D subdivision has been through substantial planning and 

review procedures to facilitate a higher quality design and development. The applicant 

has met with staff several times to incorporate comments and input from all city 

departments to produce a plan that will be compliant with respect to city requirements. 

 

4. The proposed plan and plat encourages the conservation of natural amenities of the 

landscape through the establishment of a conservation easement, and retention of 

existing trees in the development area, at the south, east, and northern boundaries.  In 

doing so, the applicant is able to preserve a majority of the flora and fauna that currently 

existing on the site. 

 

5. The proposed development properly integrates with the overall character and unique form 

of the Hickory Woods subdivision and is compatible with the existing development on the 

site in question.  

 

6. The submitted plans connect East Persimmon Drive with West Persimmon Drive creating 

a “loop” which brings both streets into compliance with codes pertaining to access for 

Emergency Response Vehicles.  

 

 

Discussion: 

 

Mr. Gregg Russell, applicant, was in attendance to answer questions. They have sold homes 

fast in this subdivision. He estimates it will take 12-18 months to finish this development.  

 

 

  



 

Motion –  

That the Planning Commission take action to recommend, that City Council approve the Final 

Plat for Hickory Woods, Block D. 

 

Motion by: Horsley 

Second: Mathews 

Motion passes unanimously. 

 

 

 

Miscellaneous: 

 

Zoning District Presentation: 

 

 

Zoning in City of Hamilton 

Current zoning and development in the City of Hamilton is the result of the initial founding of the 

City along the banks of the Great Miami River and the outward expansion, both east and west 

along major transportation routes.  Many of the initial homes in the City were built on narrow or 

small lots within close proximity (walking distance) to downtown Hamilton, large factories, and 

paper manufacturers along the river and adjacent to downtown Hamilton.  On certain streets and 

prominent street corners, multi-use buildings (typically comprised of a first floor storefront 

commercial spaces and 2nd or 3rd floor multi-family units. 

 

Over the years, the City of Hamilton annexed new land and consequently applied new zoning 

designations to these areas.  In many instances, the zoning depended upon the intended land 

use which was typically commercial or industrial if located along a major thoroughfare and 

residential if adjacent to existing residential areas. 

 

Intent of the Zoning Districts: 

The intent of the City of Hamilton’s zoning is to 1) protect and promote the public health, safety, 

convenience, comfort, prosperity, or general welfare; and 2) provide the economic and social 

advantages, which result from an orderly, planned use of land. 

 

Some of the objectives of the zoning ordinance and our zoning districts include: 

o To promote the achievement of the general plan for the City of Hamilton.  

o To advance the position of the City of Hamilton as a regional center of commerce, 

industry, recreation and culture.  

o To stabilize expectations regarding future development of Hamilton, thereby providing a 

basis for wise decisions with respect to such development.  

o To preserve and enhance the quality of Hamilton's environment.  

 

 

  



List of Zoning Districts: 

Standard Zoning: 

 

AG Agricultural District – Farming, Agricultural 

 

Residential Districts: 

R-1 Single-Family Residence District – Larger single-family residential lots and subdivisions 

R-2 Single-Family Residence District – Smaller single-family residential lots and subdivisions 

R-2A Two Family Residence District – Two-family residential 

R-3 One to Four Family Residence District – One-to-four family, smaller urban lots 

R-4 Multi-Family Residence District – Multi-family, low impact businesses (offices) 

R-0 Multi-Family Residence and Office District – Multi-family and older lots/structures that 

could be reused as offices or banks 

 

Business Districts: 

B-1 Neighborhood Business District – Small-scale business for older neighborhoods 

B-2 Community Business District – Suburban and larger-scale businesses, along major roads 

B-3 Central Business District – Former downtown business district; business oriented 

 

Industrial Districts: 

I-1 Limited Industrial District – Smaller and/or lesser industrial, found in older neighborhoods 

I-2 Industrial District – Industrial uses (former or current); heavy industry 

 

Traditional Neighborhood Zoning: 

Recent Zoning District.  Primarily urban residential with appropriate businesses that support the 

neighborhood form and character. 

 

TN-1 Traditional Neighborhood One – Single-family primarily; can allow up to two-family as a 

conditional use 

TN-2 Traditional Neighborhood Two – Single-family; can allow up to four-family 

TN-3 Traditional Neighborhood Three – Single-family; can allow up to six-family; allows a few 

businesses and retail as a conditional use 

TN-4 Traditional Neighborhood Four – Single-family; can allow up to eight-family; allows some 

business and retail as permitted by-right.  Other more intense neighborhood businesses 

and uses are a conditional use. 

 

  



List of Zoning Districts: 

Special Zoning: Planned Developments, Form-Based 

Planned Development (PD) Zoning: 

Planned Developments provide an alternate standard to zoning guidelines.  The PD district 

encourages superior/imaginative design and function, establishes an alternate procedure for 

developing land, ensures compatibility with the surrounding area, and ensure a quality 

development through higher review standards. 

 

 RPD Residential Planned Development District – specialized residential uses 

 OPD Office Planned Development District – office uses, office complexes 

 BPD Business Planned Development District – specialized business development 

 IPD Industrial Planned Development District –industrial uses and complexes  

  (Hamilton Enterprise Park, and a few other properties) 

 EM-UPD   Entertainment Mixed-Use Planned Development District – 

  for Entertainment Mixed-Use (Spooky Nook, etc.) 

 

 

Form-Based Zoning: 

Form-Based Zoning covers Downtown Hamilton, East High Street, and the Rossville portion of 

Main Street and South B Street.  This zoning focuses on the building form (storefront building, 

civic building).  However, it has a use chart component, regulating the uses allowed in these core 

areas. 

 

MS-1, MS-2, MS-3 – Main Street Form-Based zoning - (mixed-use business and residential) 

 MS-1 Main Street - (100 to 300 Block – urban mixed-use) 

 MS-2 South B Street – (South B to the Arch Street railroad bridge – residential) 

 MS-3 Transitional Main Street – (400 to 500 block of Main Street and South B Street) 

DT-1, DT-2, DT-3 – Downtown & East High Street Form-Based Zoning 

 DT-1 Downtown High Street – (Downtown High – urban mixed-use) 

 DT-2 Downtown Support District – (Other parts of downtown – urban mixed use) 

 DT-3 Downtown East High Street District – (East High Street – suburban commercial) 

UCP-1 & UCP-2  - University Commerce Park Districts-1&2 

 UCP-1 Residential, mixed-use 

 UCP-2 Commercial and light industrial mixed-use 

 

 

 

 

  



Primer, Overview of Zoning Districts 

 

Agricultural 

 

 “AG” – Agricultural District (Section 1114.00 of the Zoning Ordinance) 

 

Purpose: Agricultural District permits the preservation of relatively intensive agriculture 

operation within the City of Hamilton. The district and its permitted uses shall provide a 

transition between "urban" and "rural" types of development. 

 

Primary permitted uses: Farms/Farming, Single-Family Residential 

 

 

Residential 

 

 “R-1” – Single-Family Residence District (Section 1115.00) 

 

Purpose: R-1 district provides for the creation and the preservation of residential 

neighborhoods characterized by single-family buildings on medium and larger than medium 

sized lots and to preserve undeveloped lands for similar types of residential development by 

permitting a minimum of auxiliary non-residential uses. 

 

Primary permitted uses: Single-Family Residential (and Single-Family subdivisions) 

Potential conditional uses: Keeping of Farm Animals (need 5 acres minimum) 

 

 “R-2” – Single-Family Residence (Section 1116.00) 

 

Purpose: The R-2 district encourages the creation and preservation of residential 

neighborhoods characterized by single family buildings on medium and smaller than medium 

sized lots.   

 

Primary permitted uses: Single-Family Residential 

 

 “R-2A” – Two-Family Residence District (Section 1116.100) 

 

Purpose: The R-2A district provides for medium density two family residential areas in the City 

while preserving existing and future residential neighborhoods, typically on smaller than 

medium size lots. 

 

Primary permitted uses: Two-Family Residential 

 

Residential, Multi-Family Residential (Continued) 

 

 “R-3” – One-to-Four Family Residence District (Section 1117.00) 

 

Purpose: The R-3 district encourages the creation and preservation of medium-high density 

residential neighborhoods characterized by one, two, or three and four family buildings, for 

owner and/or rental occupancy. 

 

Primary Uses: Up to Four-Family Residential 

Conditional Uses: Clinics, low intensity; child daycare; nursing homes 

 

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=75
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=79
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=91
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=93
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=95


 

 “R-4” – Multi-Family Residence District (Section 1118.00) 

 

Purpose: The R-4 district assists with the maintenance and development of desirable 

residential neighborhoods, characterized by high density development, appropriate levels of 

service and varied dwelling types.  

 

Primary Uses: Multi-family dwellings; nursing homes 

Conditional Uses: Funeral home; Residential Facility, large 

 

 

 “R-0” – Multi-Family Residence-Office District (Section 1119.00) 

 

Purpose: The R-0 district restores economic value to developed sections of the City: 

o Where old, large estate properties are no longer practical for single-family 

residency,  

o Where residential properties along major thoroughfares can be removed and 

replaced by modem residential and office buildings  

o And generally areas near the center of the City where a wider choice of land uses 

is desirable while still maintaining a non-commercial environment. 

 

 

Primary Uses: Offices, Institutional Uses, Studios 

Conditional Uses: Offices/Banks with drive-in uses 

 

 

 “RPD” – Residential Planned Development (See Planned Development) 

 

 “OPD” – Office Planned Development (See Planned Development)Commercial, Business 

 

 “B-1” – Neighborhood Business District (Section 1120.00) 

 

Purpose: The "B-1" district permits and encourages the establishment of small convenience 

goods and personal service centers, small size, located in close proximity to residences.  

 

o Uses creating high traffic volume and/or having a potential for being out of 

harmony with adjacent residential uses shall be examined as conditional uses. 

(OR 86-11-73) 

 

Primary Uses: Uses from R-0; Retail and Service (grocery stores, barbershops, shops); 

restaurants 

Conditional Uses: Drive-In/Thru services; restaurants with alcohol (bars, taverns); large-scale 

retail (shops larger than 10,000 square feet) 

  

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=99
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=115
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=123


 

 “B-2” – Community Business District (Section 1121.00) 

 

Purpose: The B-2 district encourages the establishment of commercial shopping centers 

which offer a wide variety of consumer goods and services.  It is intended to serve a larger 

population and larger area than the "B-1" District and, where located along major highways 

and thoroughfares, for primarily automotive oriented establishments. 

 

Primary Uses: Retail Stores, Personal Service, Business Services, Drive-In/Thru services 

Conditional Uses: Auto-related uses (sales, repair garages); gas stations; veterinary; 

residential uses 

 

 “B-3” – Central Business District (Section 1122.00) 

 

Purpose: The B-3 district encourages the establishment of a wide variety of shopping goods 

and services in the Central Business District in such a way as to attract consumers from a 

large trade area. 

 

Primary Uses: Uses from “B-2” 

Conditional Uses: Auto-related uses, limited industrial 

 “BPD” – Business Planned Development (See Planned Development) 

 

 

 “I-1” – Limited Industrial District (Section 1123.00) 

 

Purpose: The I-1 district creates areas that allow manufacturing, warehousing, distribution, 

office and technology business within the City.  Such uses are necessary to provide 

employment and a sustainable tax base to enable the City to prosper.  Only uses which are 

clean, quiet, and free of hazardous or objectionable elements such as noise, odor, dust, 

smoke, or glare shall be permitted.    

o It is also the purpose of this ordinance to provide the proper regulations and 

conditions attached to uses to ensure that they do not adversely impact the public 

health safety and welfare.   

 

 

Primary Uses: Uses from “B-3”; manufacturing, assembly, fabricating, processing; 

Warehousing, Distribution Centers; Vocational Schools 

Conditional Uses: Auto-related uses; vehicle impound lots; exterior storage (equipment, 

vehicles); self-storage 

 

 

 “I-2” – Industrial District (Section 1124.00) 

 

Purpose: The I-2 is intended to allow for manufacturing, warehousing, office activities, general 

industrial uses, and storage activities.  Development may be organized in a planned business 

or industrial park, or on individual lots in older parts of the City.  The principal land uses are 

heavy commercial and industrial uses.   

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=127
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=137
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=151
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=165


o It is also the purpose of this ordinance to provide the proper regulation and 

conditions attached to uses to ensure that they properly integrate with the 

character and form of the surrounding areas and that they do not adversely 

impact the public health, safety, and welfare. 

 

Primary Uses: Uses from “I-1”; heavy manufacturing, manufacturing, processing (rubber, 

masonry, metal) 

Conditional Uses: Auto-related uses; recycling centers; vehicle impound and/or salvage, 

exterior storage (equipment, vehicles); self-storage; other intense industrial production 

(chemicals, petroleum, asphalt, concrete, etc.) 

 

 “IPD” – Industrial Planned Development (See Planned Development) 

 

 

 

Planned Developments 

 

 “RPD” – Residential Planned Development (Section 1118.100) 

 

Purpose: The RPD District is to permit a variety of living environments and a range of 

amenities, including limited complimentary commercial uses. This may be accomplished 

through the creative use of one or more varied dwelling types complimented by appropriate 

site amenities, traffic circulation patterns and supporting facilities.  

 

RPD projects must also obtain “points” based on the type of development (Single-Family, 

small lots, two-family, and multi-family) 

 

Primary Uses: Single-Family, Multi-Family, depends upon Approved Plan 

 

Examples:  

Hickory Woods Block D (off of Millville Avenue),  

Berkeley Square Retirement Community (off of NW Washington Blvd) 

 

 “OPD” – Office Planned Development (Section 1119.100) 

 

Purpose: The OPD District is to enhance concentrated areas of office development or the 

Central Business District by integrating a variety of uses to ensure more efficient, successful, 

and aesthetically pleasing developments. 

 

Primary Uses: Office 

 

Examples:  

Butler County Care Facility (off of North Fair Avenue) 

Lane Library (on University Boulevard) 

 

 “BPD” – Business Planned Development (Section 1122.100) 

 

Purpose: The BPD District is to enhance commercial neighborhood/community shopping 

centers, or the Central Business District, by integrating a variety of uses to ensure more 

efficient, successful, and aesthetically please developments. 

 

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=105
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=119&zoom=100,198,113
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=145&zoom=100,182,114


Primary Uses: Business type uses, retail, services 

Specific Uses: Auto-related uses, Self-Storage, Conditional Uses of B-1, B-2, and B-3 

Examples: 

Hamilton Plaza (2260 Dixie Highway) 

Brookwood Shopping Center (64 North Brookwood) 

 

 

 

 “IPD” – Industrial Planned Development (Section 1125.00) 

 

Purpose: The IPD District is to encourage low impact industrial development by coordinating 

industrial activities that are complimentary to the overall IPD development plan.  The IPD 

district allows for high quality development by allowing flexibility in design and location and 

ensuring suitably served sites (by both transportation and utility systems). 

 

Uses: approvals and uses are based on the established Master Plan of the property in 

question.  For example, Hamilton Enterprise Park is a technologic based industrial park, while 

other properties have been zoned IPD to accommodate specific industrial developments 

(such as Hamilton Caster). 

 

Primary Uses: Business type uses, retail, services 

Specific Uses: Auto-related uses, Conditional Uses of 1-1 & I-2 

 

 “EM-UPD” – Industrial Planned Development (Section 1131.100) 

 

Purpose: The EM-UPD District provides an appropriate Zoning District to accommodate the 

unique demands and impacts of large and regional scale destination and entertainment 

developments.  

 

The EM-UPD promotes integrated development oriented at a pedestrian scale, which provides 

for a mixture of land uses, and creates an attractive environment and destination for 

commerce, employment, living, interaction, dining and entertainment and for the residents, 

workers, and visitors to the City of Hamilton. 

 

 

 

 PD Standards – Planned Development Standards (Section 1132.00) 

 

With all PD (Planned Development) properties, there must be an established Master Plan / 

Planned-Unit Development.  Any significant changes to the plan require review and approval by 

Planning Commission. 

 

All PD Districts must also comply with the general provisions for Planned Developments contained 

in Chapter 1132.00 (General Planned Development Regulations). 

 

 

 

  

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=179&zoom=100,150,108
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=271&zoom=100,108,121
https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=317&zoom=100,188,124


Form-Based Zoning (Section 1129.00) 

 

Main Street Form Based Zoning: 

 MS-1 – Main Street Core District 

The MS-1 District supports a mix of one to four story buildings that define the City’s Main Street 

core area, serving residents and area employees. This neighborhood shopping and service area 

focuses pedestrian-friendly retail and service uses on the ground story with residential and/or 

office uses in upper stories. 

 

 MS-2 – South B Street District 

The MS-2 District is a Main Street adjacent district that permits one to four story buildings with 

residential and mixed uses. Residential uses are found in stoop buildings and row houses, with 

neighborhood-scale commercial uses in stoop and cottage commercial building types. 

 

 MS-3 – Main Street Transition District 

The MS-3 District permits residential, mixed use, and office buildings. Its’ one to four story 

buildings allow development of a traditional main street building as well as more flexible building 

types that allow for less overall transparency and more parking options. 

 

 

Downtown Form Based Zoning: 

 DT-1 – Downtown High Street District 

The DT-1 District supports a mix of two to ten story buildings that define the City’s core High 

Street area. It focuses on storefront style-building facades along the sidewalk, with pedestrian-

friendly retail and service uses on the ground story with office and residential uses in upper 

stories. 

 

 DT-2 – Downtown Support District 

The DT-2 District permits a wide variety of uses and building types that support the High Street 

core. It maintains a high level of pedestrian-orientation, and allows development of storefronts, 

office buildings, apartments, civic buildings, and row townhouse buildings. 

 

 DT-3 – Downtown East High Street District 

The DT-3 District is a highly transitional district that permits residential, commercial, mixed use, 

and office buildings. Its’ one to three story buildings allow development of a traditional main 

street building as well as more flexible building types that allow for less overall transparency and 

more parking options. 

 

 

  

https://gis.hamilton-oh.gov/webdocs/Dept%20Planning/Hamilton%20OH%20-%20Zoning%20Ordinance%2001.14.2020_202001300751072131.pdf#page=215&zoom=100,268,109


Traditional Neighborhoods (Section 1131.200, 1131.300, 1131.400, 1131.500) 

Recent zoning district intended for older, traditional neighborhoods. 

 

 TN-1 – Traditional Neighborhood-1 (Section 1131.200) 

The TN-1 District is primarily intended to accommodate detached single-family residential 

dwellings at a lower density than that in other TN Districts. 

 

Primary Uses: Single-Family residential 

Conditional Uses: Two-Family residential; bed and breakfast (3-bedroom maximum) 

 

 TN-2 – Traditional Neighborhood-2 (Section 1131.300) 

The TN-2 District is primarily intended to accommodate detached single-family residential 

dwellings at low to moderate densities. 

 

Primary Uses: Single-Family residential 

Conditional Uses: Multi-family residential (four (4) dwelling units maximum)); bed and 

breakfast (3-bedroom maximum) 

 

 TN-3 – Traditional Neighborhood-3 (Section 1131.400) 

The TN-3 District is intended to accommodate an array of land uses. Single-family dwellings, 

attached or detached, can occur at a moderate density. 

 

Primary Uses: Single-Family residential 

Conditional Uses: Multi-family residential (six (6) dwelling units maximum)); nursing homes; 

daycares; clinics, low intensity; retail and service; restaurant with or without alcohol; bed and 

breakfast (5-bedroom maximum) 

 

 TN-4 – Traditional Neighborhood-4 (Section 1131.500) 

The purpose of the TN-4 District is to accommodate an array of land uses. Single-family dwellings, 

attached or detached, can occur at a moderate to high density. Where appropriate conditions 

exist, the TN-4 District also permits moderate to high intensity multi-family dwellings, and a 

diverse range of commercial uses, as well as public / or semi-public uses. 

 

Primary Uses: Single-Family residential; live-work; retail and service; restaurants (no alcohol); 

Offices 

Conditional Uses: Multi-family residential (eight (8) dwelling units maximum)); restaurants 

serving alcohol; bed and breakfast (7-bedroom maximum) 

 

 

Reports:  Update on General Planning items – Staff noted that there will be a June 4, 2020 

Planning Commission meeting 

 

Adjournment:  

 

7:00 pm 

 

Motion: Belew 

Second: Von Stein 
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Respectfully Submitted, 

 

 

 

__________________________    ________________________________ 

Ms. Liz Hayden      Mr. Dale McAllister 

Secretary      Chairperson  
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