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PIERCE TOWNSHIP ZONING COMMISSION 

Regular Meeting  
6:00pm 

Tuesday June 4, 2024 
AGENDA 

 
I. Call to Order:  Donna Cann, Chair of Zoning Commission 

 
1. Roll Call: Mr. Schuler ______ Mr. Stitt _____ Ms. Benzing_____Ms. Cann _____ Mr. 

Bergman______ Ms. Cannon______ 
 

2. Pledge of Allegiance  
 

3. Approval of Meeting Minutes: April 5, 2024 
 

 
II.  New Business: 

 
1. ZC2024-003 A site plan and architecture application within the Downtown Overlay(DO) to 

renovate a vacant structure and convert to a grocery store, located at 14 and 16 W Main St 
Pierce Township, Ohio 45102; submitted by applicant and owner(s) Sam Patel. 

 
III. Additional Business: 

 
IV. Motion to adjourn: 

 
V. Meeting adjourned at: 

http://www.piercetownship.org/
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Grocery Site Plan/Architecture 
 
Summary: A plan submittal to remodel the former Dollar General Store and convert to a grocery store.  

 

• Removal of the structure @ 16 W Main and additional parking added 

• Original awning removed from Dollar General (14 W Main) 

• Paint structure 

• Add a front door & 3 Awnings 

• Add small planting strip (size?) adjacent to sidewalk (w/boxwoods) & 2 planter boxes in front of 
the renovated building 

• Add a “pick-up” door w/pick up (3) parking spaces to the eastern side of bldg. 

 

Applicant/Owner: Sam Patel 
 
Property Location(s): 14 W Main St & 16 W Main 
 
Lot Area: 1.34 Acres 
 
Existing Zoning: Amelia Neighborhood Business (AN) – Downtown Overlay (DO) 
 
Current Use: Vacant 
 
Proposed Use: Grocery Store (7,000 sq.ft) 
 
Parking Required: 28 
 

Utilities: 
  Water/Sewer – Clermont County 
  Gas – Duke Energy  
  Electric – Duke Energy 
  
 Access:  
  Shared Drive Access onto Glen Mary Drive 
 

Stormwater:  
Existing. No additional impervious surface proposed 

 

 List of changes 
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Action(s) Required: 

 
1) The Zoning Commission shall review the development in accordance with all adopted plan 

documents and in accordance with the Downtown Overlay District’s standards.  
 

 
 

Prepared By: Eddie F. McCarthy, Director of Community Development and Planning 

 

 

 

 
 

 

 

Amelia Neighborhood Business (AN) – Downtown Overlay 
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Adjacent Use(s): 

North: Batavia Township – Tattoo Shop/General Commercial 

South: Residential Uses 

East: Chase Bank 

West: Key Bank/Post Office 

 
 
 

 

General Vicinity 
 

 

North 
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Site Plan Site Plan 

Bldg to be 
removed by 
Clermont County 
(Grant)/additional 
future parking 

Remove Parking 
to increase sign 
visibility/increase 
landscaping 

Drive aisle width 
needs to be revised 
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Architecture & Context 
 

 

    

Existing (view from SR 125 – Main) 
 

Amelia Foot & Ankle (view to Southeast) 
 

Chase Bank (East) 
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Proposed View(s): From East (Chase Bank) Proposed View(s): From West (KeyBank) 

Proposed View from SR 125 (Main)
  

Paint: Slightly darker 
(rust/brown) may 

match neighboring 
sites  

Cornice: Needs to be 
thickened-

ornamentation added 

Awning(s): Paint black 
or darker grey 

Lighting: Decorative 
lights to externally 
light the sign would 

add depth to the 
facade  
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Proposed Signage 

Wall Sign: 
Yellow/Red may not 

fit in with area 
aesthetic  

Wall Sign: Only 1 
wall sign permitted  

Monument Sign: Pole not 
permitted. 6’ height max. 32 sq. 

ft max area. Scrolling not 
permitted (8 second minimum) 

Monument Sign/Parking: 
Allowing parking adjacent to the 

sign will reduce sign visibility 
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Staff Analysis and Recommendation: 
 

Land Use Plan(s):  

The underlying Future Land Use designates the subject property as Suburban Commercial, within the Downtown 
Overlay (node Overlay). This indicates that a pedestrian focused development serving the walking public is 
prioritized over vehicular traffic and parking, along with high quality and context sensitive architecture was 
envisioned in the 2023 Land Use Plan. 

 Suburban Commercial: Land uses dedicated to commerce, including restaurants, retail, daycares, 
entertainment and similar uses that serve the community. These areas are intended to be walkable and 
prioritize serving pedestrians over vehicles. Some mixed use, including residential mixed use (6 
Units/Acre) may be permitted in designated node areas, when built in conjunction with commercial uses 
and integrated seamlessly. 

 Node Commercial: Specially designated areas with an emphasis on context specific designs, where a 
range of compatible uses are promoted. 

The proposal is a major step in the correct direction in removing blight and rejuvenating the core of the Amelia 
neighborhood. However, additional steps to address signage, architectural features, added landscaping and de-
emphasis of parking in the front yard will bring the site further into compliance with the Land Use Plan and 
Resolution. The following is a listing of compliance and items in need of improvement. 

 

             Generally Compliant ~ 

A. Public Services (Goals/Policies/Actions) 

 Goal 1: Reduce blight and maintain a safe community 

   Goal 2: Encourage development in areas with proper infrastructure and services 

                         B.      Key Site(s)  

6) DGRE Amelia Sites (290107.084.) The site consists of 2 parcels approximately 1.30 (ac) in area. 12 
W Main is likely to be vacant in the coming months and 16 W Main appears underutilized. The sites 
either combined or separately appear to be strong candidates for redevelopment. These sites are 
appropriate for pedestrian oriented retail/restaurant(s). The front yard between the buildings and 
ROW should be utilized for pedestrian use (plaza, outdoor seating, sidewalk, landscaping) and 
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unimpeded by drive aisles, drive lanes etc. Parking and cross access eventually connecting Kline - 
Floral should be provided to the rear of the sites. The vicinity may be a candidate for a Special 
Improvement District (SID), in order to improve infrastructure, parking facilities et.al. 

 

             In Need of Improvement ~ 

A. Land Use, Design and Economic Development (Goals/Policies/Actions) 

Goal 1: Promote commercial development in key nodes areas 

Enhanced landscaping, buffering and lighting 

Parking and drive aisles are to be to the rear of sites, while pedestrian connections are 
emphasized 

Goal 2: Improve design 

Goal 7. Promote high quality development 

1.4 New development will respect and enhance the positive character of existing 
established areas and integrate seamlessly with pedestrian scale 

 

General Review and Observation: 

 Layout: 

1) The layout is logical however, parking in the front of the building should be removed, considering the 
two issues below: 

a) Additional parking is proposed on 16 W Main st. 
b) Additional greenspace/landscaping and outdoor seating in front of the building would provide 

greater benefit to the site and community and compliance with the Resolution and Land Use 
Plan 

  

Traffic/Parking/Access 

1) Parking front of the site should be removed for the following reasons: 
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a. Monument sign visibility is obstructed 
b. Reduce cut through traffic across the front of the site  
c. Compliance with Resolution/Land Use Plan – recommend side/rear parking. Activated 

outdoor seating, landscaping is more appropriate in front. 
i. Additional parking on 16 W Main site reduces need for parking in front 

 
2) Drive aisle adjacent to pick-up area is 13’ min per Resolution. Engineering confirmation for 11-

12’may be acceptable. Proposed 10’ is not compliant 

 

Architecture/Signage 

1) A slightly darker paint to match adjacent sites more closely may be a benefit 

2) Awnings will blend more appropriately in black or dark grey 

3) Decorative or similar external lighting on the building would be an added benefit 

4) Decorative cornice at least 8” in width required 

(a)  Flat Roofs When flat roofs are used, parapet walls with three-dimensional cornice treatments shall 
conceal them. The cornice shall include a perpendicular projection a minimum of eight inches from 
the parapet façade plane. 

Signage: 

1) 1 Wall sign shall be removed 

a. Color scheme for the wall sign should be discussed 

2) The pole sign must be removed (only monument signs are permitted). 6’ height – 32 sq.ft max  

a. LED/LCD not recommended 

 
Staff Recommendation: 
 
Based upon the Township Land Use Documents and Township Zoning Resolution (Site Plan Review Guidelines), staff 
recommends conditional approval with the following conditions:  
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1) Applicant brings back options to correct: 

a. Signage (Wall sign removed, Wall sign revised, pole sign replacement) 

b. Paint 

c. Cornice architecture  

d. Awning paint 

e. Wall lighting 

2) Parking in front of site to be removed and placed on 16 W Main 

3) Front yard buffer to be widened to (15’) and 2 trees added along with the shrubs 

4) Drive aisle adjacent to pick-up area must be 13’ minimum per 11-04 Table. Confirm with engineer (acceptable 
minimum 12’?) 

5) Restaurant use(s) will be reviewed when an operator is submitted 

 
17.16: Development Review Procedures 
 

1) Development reviews shall be in accordance with Article 3, except site plan reviews 
within the Downtown Overlay which shall also be reviewed and approved by the Zoning 
Commission. The Zoning Commission shall review the development in accordance with 
all adopted plan documents and in accordance with the Downtown Overlay District’s 
standards. 

 
3.04: Common Review Requirements 

The requirements of this section shall apply to all development review applications and procedures 
subject to development review under this zoning resolution, unless otherwise stated. 

 
 
H. The Zoning Commission may waive or vary regulations, excluding expressly prohibited use(s), 
when the following are found: 

1) The waiver enables a proposal to better comply with adopted Township Planning 
Documents. 
2) The health, safety and welfare of the community are protected and/or enhanced. 

 

















Auto Uses

Kroger Gas Station Carmel, IN

Promote:
Convenience shop/customer entrance situated along the ROW
Gas Pumps and service bays placed to the rear and set back from ROWs in
general
Architecture designed to fit or enhance the community aesthetic
Paint patterns are muted
Gasoline canopy has a pitched roof form and matches the convenience shop
Bays and service areas are not visible from the ROW
Priority is placed on the primary entrance creating an active storefront
Use of landscape walls/landscaping to buffer pumps and service bays

Service Station Haymarket, VA

Improve site layouts and prioritize pedestrian
design over vehicular design 
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Promote high quality building architecture

EIFS
Internally lit signage
Lack of buffering/landscaping
Excess signage (incl.window)
Prominent drive-thru(facing
ROWs) that obstruct pedestrians

Template corporate architecture 
Single use facility design
Paint schemes that are ostentatious
and out of character for the area

Avoid:Promote:
Natural and varied materials (Brick,
Stone, Masonry)
Front lit signage/exterior lights
Active and transparent facades
Use of bulkheads, transom windows,
frieze, horizontal courses, display
windows and similar traditional
storefront design
Traditional architecture rather than
excessively modern

Limit the use of non-neutral paint tones
Landscaping for shade, along pedestrian
pathways and parking areas
Varied roof forms (Gabled, Hip etc)
Facades varied via architecture and
pedestrian ways etc at least every 40-50'
Drive-thrus are buffered and do not disrupt
pedestrian paths

Small Scale Commercial

Applicability:
Architecture should be reviewed on a context sensitive basis, with

care taken to respect and enhance existing areas 
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Promote high quality building architecture
Small Scale Commercial

Bank/OfficeRetail/Restaurant
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Promote high quality building architecture
Multi-Tenant Commercial and Mixed Use

Varied  traditional facades, awning use, mixed building material,
recessed storefront(s), pedestrian scaled, offers an alternative to

template multi-tenant design. Avoidance of long expanses of
unvaried facades

Avoid long expanses of uninterrupted and unvaried facades
fronting on parking lots/drive aisles

Shopping center with landscaping and varied storefronts fronting
on wide pedestrian pathways

Vertically integrated mixed use with traditional storefront architecture
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Promote high quality building architecture

Large Retail & Mixed Use

Small Office
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Promote high quality building architecture
Medium-Large Office

Office sites provide shade walking trail systems that link to
the Township pedestrian network and serve as an amenity

Auto Uses

Auto Service Station Gasoline Station 91



Promote high quality building architecture

Rural Commercial

Suitable for Rural Commercial areas of the Township
Outdoor seating
Varied pitch roof forms and dormers
Natural material (wood siding, cedar shake, stone) relates
to rural aesthetic
Paint blends with natural environment
Priority on outdoor pedestrian leisure and mobility
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Promote high quality building architecture

Signage

Multi Tenant Signage
Monument Signage

A-Frame Temporary Signage Externally Illuminated Wall Sign
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