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PLANNING COMMISSION 

STAFF REPORT 
 

FOR CONSIDERATION BY PLANNING COMMISSION ON OCTOBER 22, 2024 

 GOSHEN TOWNSHIP – ZONING MAP AMENDMENT 

 

CASE NO. ZC-2024-007  REPORT DATE: 2024-10-16 

 

APPLICANT:  PROPERTY OWNER: 

 

K4 Architecture, Jordan Sauer HealthSource of Ohio, Jim Brossart 

555 Gest St 424 Wards Corner Rd, Ste 200 

Cincinnati, OH 45203 Loveland, OH 45140 

 

  

PARCEL ID: 

PIN 112208F105 

 

ADDRESS OF REQUEST: 

Along the eastbound lane of State Route 28 at the southern quadrant of SR 28 and its 

intersection with Charles Snider Road.  

 

REQUEST: 

Requesting to amend the zoning designation of a parcel (PIN 112208F105) consisting of 

+/- 3.77 acres from the “PBDD” Planned Business Development District to “PBDD”, 

Planned Business Development District for the purposes of expanding a community health 

center in Goshen Township.  

 

ZONING:  

The existing zoning for the subject property is “PBDD” Planned Business Development 

District. The existing PBDD permits the existing structure at the existing size. Any 

expansion of the development would require a major modification to the existing PBDD. 

The surrounding land consists of different types of “PD” Planned Development Districts, 

one is commercial, and one is a residential PD to the south of the subject property. There 

is also property that is zoned “M-1” Light Manufacturing District. The PD across SR 28 

from this property appears to be a golf course. See attached zoning map.   

 

Note: The County zoning map may show inaccuracies to what the Goshen Township 

Official Zoning Map has the property listed as. 
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LAND USE: 

The subject property is currently commercial and houses the existing community health 

center which is proposed to be expanded with this application.  

 

HISTORY: 

This proposal is for the expansion of an existing community health center.  

 

CONTENTS OF REPORT: 

Attachment A: Township Application 

Attachment B: Parcel Map 

Attachment C: Zoning Map 

Attachment D: Proposal Map 

Attachment E: Portion of the Goshen  

Township Zoning Resolution Planned Development Districts

 

RELATIONSHIP TO TOWNSHIP ZONING & FUTURE LAND USE: 

 

Goshen Township Zoning Resolution Article 6 “Planned Development Districts” goes 

over the requirements for an application of a Planned Development (PD). This PD is 

commercial and is an expansion of the existing Planned Development for HealthSource 

of Ohio. This area is located adjacent to existing commercial and residential “PD” zoned 

land, as well as land zoned for light manufacturing. One of the PDs that is adjacent to this 

property is a golf course, and the other land uses are commercial, industrial, and 

residential. As the land uses surrounding the parcel are a mix of commercial, residential, 

and light industrial, the expansion of an existing commercial area of the PD would be 

compatible with the area.  

 

The Goshen Growth Management Plan (Plan) identifies this area as “Commercial” which 

recommends commercial land uses in this area for businesses for nearby goods and 

services. The current expansion proposal is in line with the Plan as it is existing as a 

commercial service, and the application is to expand the current commercial land use. 

The proposal is in alignment with the Goshen Growth Management Plan. Goshen 

Township also has the State Route 28 Corridor Development Plan. This area is identified 

as the “Commercial Gateway District” and calls for this area to be commercial and calls 

for the integration of commercial and light industrial land uses.   Language from the 

Commercial section of the Growth Management Plan is below: 

  

Goshen Growth Management Plan 

Commercial: 

 

With growth, there is an increased demand by residents and businesses for nearby goods 

and services. Commercial uses such as grocery stores, convenience stores, printers, 

beauty salons and general sales provide these needed services. Commercial uses should 

be concentrated along S.R. 28 in the areas designated for Commercial uses in the plan 

with additional requirements on access management to minimize traffic conflicts along 

this primary arterial. 
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A SEGMENT OF THE GOSHEN TOWNSHIP ZONING RESOLUTION:  
 

Goshen Township Zoning Resolution 

Article 6: Planned Development District 

 

6.01 ESTABLISHMENT AND PURPOSE OF PLANNED DEVELOPMENT DISTRICTS 

 

A. Overall Purpose 

In order to fully provide for the purpose and intent of this resolution as outlined 

in Section 1.01: Purpose, while also providing for some level of flexibility in 

meeting the standards established within the resolution, Goshen Township has 

established options for planned development districts. The overall purpose for 

these districts is to encourage the efficient use of land and resources, promote 

greater efficiency in providing public and utility services, and encourage 

innovation in the planning and building of all types of development. Regulations 

set forth in this article are adopted to accommodate unified planning and 

development that are consistent with existing established land use patterns in 

Goshen Township. The township's character is related to the physical attributes of 

the township, including its land use patterns and natural resources. The planned 

development districts are intended to achieve the following land use objectives: 

 

(1) Provide for a variety of housing options and lot sizes to promote the planning 

of a development that is more sensitive to the protection of open spaces and 

accommodation for all demographics in Goshen Township;  

(2) Encourage the protection of open space by permitting developments with a 

range of densities that also provide open space, consistent with the open space 

character of the surrounding area; (3) Permit the flexible spacing of lots and 

buildings in order to encourage the separation of pedestrian and vehicular 

circulation; the provision of readily accessible open space and recreation areas; 

and the creation of functional and interesting activity areas;  

(4) Promote economical and efficient use of land and reduce infrastructure costs 

through unified development;  

(5) Respect the character of surrounding developments by providing appropriate 

buffers as a transition to higher density uses;  

(6) Provide for flexibility in situations where existing development, subdivided 

lots, or base zoning district requirements may limit the potential for future 

development; and  

(7) Provide a higher level of design review to ensure attractive, well-planned 

developments and eliminate the barriers to creative and sensitive design that may 

exist when attempting to comply with conventional district standards and 

subdivision rules. 

 

The entirety of Article 6 will be available in Attachment E of this Staff Report.  

 

 

SITE ACCESS: 
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Access is proposed from Charles Snider Road, where the existing community health 

center is accessed from. There are no additional access points proposed as part of this 

application. The internal routing of the driveways of this site internally loops the 

proposed structures and the only way in or out is through the existing access point to 

Charles Snider Road. 

 

DEVELOPMENT CHARACTER: 

The proposed development for the expansion of a community health center is compatible 

with the surrounding land uses and Zoning Resolution, which calls for commercial and 

service based land uses. The proposal is aligned with the Goshen Growth Management 

Plan from 2000 as well as the State Route 28 Corridor Plan. The surrounding area is 

commercial, industrial, and residential/recreational which complements the proposed land 

use expansion.   

 

 

AGENCY REVIEW AND NOTIFICATION: 

 

AGENCY REFERRAL SENT 
COMMENTS 

RECEIVED 

Township (Fire/EMS/Service)   

Community and Economic 

Development (CED) 
X X 

Engineer's Office (CCEO) X X 

Water Resources Department 

(WRD) 
X  

Water Management & Sediment 

Control (WMSC) 
X  

Soil and Water Conservation 

District (SWCD) 
  

Ohio Department of Transportation 

(ODOT) 
X  

School District   

 

REFERRAL AGENCIES' COMMENTS:  

 

Community and Economic Development Comments: 

- Any future development of the site must comply with any and all regulations from 

Clermont County, Goshen Township, the State of Ohio, or any other applicable 

agency.  

 

Engineer's Office Comments: 

-  A Traffic Impact Study is not required as less than 100 trips are expected to be 

generated by the proposed expansion during the peak hour.  Our office has no 

other objections or comments to offer at this time. 

 

Water Resources Department Comments: 

X
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-  I have not received any comments yet, I will update Planning Commission at the 

meeting.  

 

Water Management & Sediment Control Comments: 

-  No comments. 

 

ODOT Comments: 

- I have not received any comments yet, I will update Planning Commission at the 

meeting.  

 

 

STAFF ANALYSIS:   

Following a comprehensive analysis, staff has evaluated Goshen Township Zoning Map 

Amendment Case ZC-2024-007 and its request to amend the zoning designation of a parcel 

(PIN 112208F105) consisting of +/- 3.77 acres from the “PD” Planned Development 

District to “PD”, Planned Development District for the purposes of expanding a community 

health center in Goshen Township. The application is in alignment with the surrounding 

land uses and is aligned with the Goshen Township land use plans.  The area is commercial, 

industrial, and residential/recreational and the proposed development will be compatible 

with the surrounding land. The PD application meets the objectives for planned 

developments as stated in Article 6 of the Goshen Township Zoning Resolution.  

 

STAFF RECOMMENDATION: 

Based on the staff analysis in the following report, the following motion is recommended, 

RECOMMEND APPROVAL WITH CONDITIONS of Goshen Township Zoning Map 

Amendment Case ZC-2024-007 and its request to amend the zoning designation of a parcel 

(PIN 112208F105) consisting of +/- 3.77 acres from the “PD” Planned Development 

District to “PD”, Planned Development District for the purposes of expanding a community 

health center in Goshen Township. 

 

 

1. Any future development of the site must comply with any and all regulations from 

Clermont County, Goshen Township, the State of Ohio, or any other applicable 

agency.  
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