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PIERCE TOWNSHIP ZONING COMMISSION 
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Tuesday May 7, 2024 

AGENDA 

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

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

2. Pledge of Allegiance

3. Approval of Meeting Minutes: March 5, 2023

II. Instructions from the Chairman:
• Anyone who wishes to speak during this Public Hearing (applicant, staff, and the public) 

must be sworn in. We will allow the public to speak at the appropriate time during this 
hearing following receipt of the staff report, presentation and questions from the Trustees.

• Oath taken by all attendees and staff wishing to speak during this hearing.

III. New Business:

1. ZC2024-001 A Zone Map Amendment Application to rezone approximately .39 acres at 40 
Oak St Pierce Township, Ohio 45102 from Amelia Suburban Business (AS) to Residential 
R-1, submitted by applicant and owner(s) Adam and Courtney Huber.

a. Staff Presentation
b. Read the Planning Commission Recommendation into the Record
c. Presentation by the Applicant
d. Discussion by the Board
e. Open Public Comment
f. Close Public Comment
g. Deliberation
h. Motion to Recommend (Approval, Denial, Modification)

IV. Additional Business: 

1. Pike With a Purpose report

V. Motion to adjourn:

VI. Meeting adjourned at:

http://www.piercetownship.org/
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Zoning Commission 
Regular Meeting 

Tuesday March 5, 2024 
6:00 p.m. 

The Zoning Commission of Pierce Township, Clermont County, Ohio met in a Regular Meeting at 6:00 
p.m., on Tuesday, March 5, 2024, at the Pierce Township Administration Building, 950 Locust Corner Road.

CALL TO ORDER/ ROLL CALL/ PLEDGE OF ALLEGIANCE 

Chair Donna Cann led the meeting in the Pledge of Allegiance. 

Chair Donna Cann called the meeting to order. Board members present:  Mr. Jeff Stitt, Mr. Dick 
Schuler, Mr. Steve Bergman, Ms. Bev Benzing, Ms. Donna Cann, Ms. Catherine Neal, and Ms. Kristin Cannon. 
Personnel who were also present: Mr. Eddie McCarthy, Director of Community Development and Planning. 

   APPROVAL OF MINUTES 

Mr. Stitt made a motion to approve the December 5, 2023 meeting minutes, seconded by Ms. Benzing. 
Roll call on motion: Mr. Stitt; aye, Mr. Schuler; aye, Ms. Benzing; aye, Ms. Cann; aye, Ms. Neal, aye. 

NEW BUSINESS - ZC2024-001 40 OAK STREET ZONE MAP AMENDMENT 

Mr. McCarthy discussed with the Zoning Commission the acceptance of a Zone Map Amendment 
Application to rezone approximately .39 acres at 40 Oak St Pierce Township, Ohio 45102 from Amelia 
Suburban Business (AS) to Residential R-1, submitted by applicant and owner(s) Adam and Courtney Huber. 

The Board discussed setting a public hearing for the proposed amendment. 

Mr. Huber discussed the renovation project taking place at 40 Oak Street, and the goal to renovate the 
building into a Single-Family Dwelling. 

ADDITIONAL BUSINESS 

Mr. McCarthy discussed the upcoming “Pike with a Purpose” project taking place over a three-day 
period, which is a joint project launched between Pierce and Batavia Township to promote community input 
regarding cohesive development across the State Route 125 corridor. 

ADJOURNMENT 

Mr. Stitt made a motion to close the meeting at 6:17pm, seconded by Ms. Neal. 
Roll call on motion, all aye. 

http://www.piercetownship.org/
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Morse House Map Amendment  
 
Summary: A request for a Zone Map Amendment to rezone the property located at 40 Oak 
Street Pierce Township, Ohio 45102 (PID 290108.060.) from Amelia Suburban Business (AS), 
to – Residential (R-1). The site is known as the Morse House and is an historic structure built 
over 170 years ago. The site was utilized as a dwelling and the present owner intends to restore 
the structure and occupy the site as a residence.  

 
Owner/Applicant: Adam and Courtney Huber 
 
Property Location: 40 Oak St Pierce Township, Ohio 45102 
 
 
Action Required: The Zoning Commission shall; 

1) Consider the Planning Commission recommendation and read said recommendation into 
the record 

2) Make a recommendation to the Board of Trustees regarding approval/denial/approval 
with conditions of the foregoing Map Amendment application in accordance with 3.06 of 
the Pierce Township Zoning Resolution.  

Planning Commission Recommendation: 

At their March 26th, 2024 meeting,  the Clermont County Planning Commission 
voted to approve Case No. ZC2024-001 with the following condition(s): 

1) Any future development of the site must comply with any and all regulations 
from Clermont County, Pierce Township, the State of Ohio, or any other 
applicable agency. 

 

 

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

 

 

A. Subject Property & Adjoining Zoning:  

Site Area: .435 acres in area 

Zoning: The subject site is presently zoned Amelia Suburban Business (AS) 

     Adjoining Site(s) Zoning: The site is bounded by R-2 (Amelia Residence), R-1(Amelia     

      Residence) and Amelia Suburban Business (AS) zoned properties 
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B. Subject Property & Adjoining Use(s): 

 

Current Use: Vacant 

• The site(s) to the north, west and east are vacant, while the site directly across the 
street is a Credit Union (Banking Facility). 

 

C. Proposal:  

 The applicant/owner proposes to rezone the property from Amelia Suburban Business 
(AS) to R-1 (Amelia Residence) and utilize the site as a single-family dwelling. The 
applicant/owner has stated that they intend on living in the structure and restore the historic 
character of the site. 

Uses permitted within the R-1 Zoning District are detailed in the Use Table, below: 
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Staff Analysis and Recommendation: 
 

Staff has reviewed the foregoing application in accordance with 3.06 D) Review: 

Review Criteria: The following criteria shall be considered in decisions regarding zoning 
amendments:  

 
1) The amendment is in accordance with the Pierce Township Land Use Plan, other 

adopted plans or policies of the Township, and this zoning resolution, as adopted by 
the Board of Trustees;  

 
2) Where more than one zoning classification is available to implement the land use 

designation, the applicant must justify the particular zoning being sought and show 
that it is best suited for the specific site, based upon the policies of the Township. 

 
 
 
 
 
 
 
 

Land Use Plan Review: The 2023 Pierce Township Land Use Plan Documents generally 
support the aforementioned proposal. 

• Future Land Use Classification: Suburban Commercial  

The proposal is considered a “down zoning”, meaning it is being moved from a more 
intense classification (AS) Business that permits commercial use(s) to a less intense 
classification (R-1 Amelia Residence) focused primarily on residential use(s), single 
family dwellings etc. While the use proposed is not a suburban commercial business, 
40 Oak St sits on the border of low intensity commercial use (Bank) and 
Residential/Vacant Site(s). This indicates that while a commercial use may have been 
tolerated, a residential use is lower impact and viable to invigorate the site. Activating 
and preserving this historic site via private investment is a suitable.  

Analysis: 1) The amendment is in accordance with the Pierce Township Land Use Plan, other adopted 
plans or policies of the Township, and this zoning resolution, as adopted by the Board of Trustees; 
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The subject site carries a Suburban Commercial designation, as do the site(s) across 
the street (Bank) and to the north. However, the site is also bordered by property 
carrying a Suburban Residential designation indicating a seamless transition. 

(Morse Site)  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. 

Suburban Residential: Areas predominantly single family residential in character, 
including appurtenant amenities and open space.  Development should generally 
occur around 2 units/acre. Higher density development (up to 4 units/acre) may be 
permitted when creative design is promoted to produce additional amenities, 
additional natural space preservation and infrastructure permits. 
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Future Land Use Map

 

• Goals/Policy/Action Compliance:  

Population & Housing  

• Goal: 2. Promote Development that will incorporate diverse styles and site designs. 
o Policy/Action: Support development that is creative, thematic and context 

sensitive 
              

  

• Goal: 5. Enhance Township Branding 
                                   Policies/Action:1.3 New Development will exemplify the                  
                                            Township’s historic character 
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            Land Use, Design and Economic Development 
 

• Goal: 2. Improve Design/Aesthetics and Remove Blight 
                                   Policy:  Promote high quality building architecture 
              

Public Services 

• Goal: 1. Reduce Blight and Maintain a Safe Community 
                                   Policy:  Mitigate chipping paint, broken windows, deteriorating sites,  
                                            roofing in disrepair et.al 

 

Natural Resources, Environment and Preservation 

• Goal: 5. Preserve and enhance the historic character of the Township 
                                   Policy/Actions:  The Township will work with property owners and    
                                 historical preservation organizations to identify properties, structures               
                                            and areas of historical significance; initial sites may include the   
                                            Morse House (The Morse House is one of a number of sites listed but  
                                            is the only site listed for ease of presentation.) 

 

 

Staff Comment: The applicant/owner intends to restore the building to it’s original use, while 
also preserving the historic character of the structure. Architecture, particularly high quality 
and Midwestern architecture reminiscent of the region were critical factors in the Land Use 
Plan. This particular proposal works to preserve and activate one of the oldest structures in the 
Township. Furthermore, the site is context sensitive, in that its low impact and residential 
character will blend seamlessly with the surrounding areas. 

While the structure in it’s present form is not fully blighted, historic underinvestment and lack of 
use create a the risk that the structure could become blighted and a nuisance for residents. 

Land Use (Other): Based upon discussion with the Emvasom team (290108.058.) (Property 
directly the west), there is a shared access easement (20’) on site that the Emvasom team utilizes 
to access their property. Their preference is that access would continue to be permitted. 
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Staff Comment: The proposed classification is the least impactful designation available to site a 
residential use. The R-1 classification permits the least number of additional uses aside from 
single family residential. When compared to the R-2 District, one would note that Educational 
Facilities are permitted in the R-2 but not the R-1 for instance.  
 
It is critical to note that the site is adjacent to the proposed Zoning District, R-1, indicating that 
this is a seamless regulatory proposal and is in keeping with the spirit and intent of the Zoning 
Resolution. 
 

Staff Summary & Recommendation: 
 

The foregoing proposal complies with 5 Goals, as well as 5 Policies/Actions of the 2023 
Land Use Plan and conflicts with none.  

o Promotion of diverse styles and designs representative of the Midwest and 
region 

o Promotion of historic preservation, specifically the Morse House as listed in 
the 2023 Land Use Plan 

o Promotion of high quality building architecture 

o Mitigation of existing/potential blight 

o Promote cooperation between the Township and the community  

The proposed designation of R-1 is the best suited designation to deploy a single family 
residence: 

o The site is adjacent to an R-1 Zoning District   

o The R-1 District allows the fewest uses and includes Single Family 
Residences 

Analysis: 2) Where more than one zoning classification is available to implement the land use 
designation, the applicant must justify the particular zoning being sought and show that it is 

best suited for the specific site, based upon the policies of the Township. 
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o The proposal to rezone in order to establish a single family is determined to 
have very low impact on the existing neighborhood 

 

 

 

 

 

 
 
 
 
 
 
Staff Recommendation: 
 
Based upon the Township Land Use Documents, review of impact(s) and character of the 
surrounding neighborhood, an R-1 Zoning District designation appears appropriate for this area. 

 
Staff recommends the Zoning Commission consider recommending approving the foregoing 
application based on compliance with 5 Goals of the Land Use Plan, adjacency to R-1 Zoning 
District(s) & Suburban Residential Future Land Use (FLU) classification adjacency and including 
the following condition: 

1) Any future development of the site must comply with any and all regulations from Clermont 
County, Pierce Township, the State of Ohio, or any other applicable agency. 

 

 

 

 

 

 1) The amendment is in accordance with the Pierce Township Land Use Plan, 
other adopted plans or policies of the Township, and this zoning resolution, as 

adopted by the Board of Trustees; 
 

  2) Where more than one zoning classification is available to implement the      
 land use designation, the applicant must justify the particular zoning being     
 sought and show that it is best suited for the specific site, based upon the 
policies of the Township. 
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Article 3: Development Review Procedures 
3.06: Zoning Text and Map Amendments 

 
D) Review Criteria 
The following criteria shall be considered in decisions regarding zoning amendments: 
1) The amendment is in accordance with the Pierce Township Land Use Plan, other 
adopted plans or policies of the Township, and this zoning resolution, as adopted by the Board of 
Trustees; 
2) Where more than one zoning classification is available to implement the land use 
designation, the applicant must justify the particular zoning being sought and show that it 
is best suited for the specific site, based upon the policies of the Township. 
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