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PLANNING COMMISSION 

STAFF REPORT 
 

FOR CONSIDERATION BY PLANNING COMMISSION ON JULY 23, 2024 

 

CASE NO. Miami Township Case 595  REPORT DATE: 2024-07-18 

 

APPLICANT:  PROPERTY OWNER: 

 

Protocol Communications, Inc Mulberry Baptist Church 

6084 Branch Hill Guinea Pike 1123 State Route 28 

Milford, OH 45150 Milford, OH 45150 

 

PARCEL ID: 

PIN 182402A014 

 

ADDRESS OF REQUEST: 

1123 State Route 28, Milford, OH 45150 

 

REQUEST: 

Requesting to rezone parcel (PIN 182402A014) consisting of +/- 5.5 acres from the R-2, 

Residence District to B-1 PD, Planned Business Development Overlay for the purposes of 

renovating the existing church to be used for a communications business.  

 

ZONING:  

The existing zoning for the subject property is R-2, Residence District. The surrounding 

properties consist of additional R-2, Residence District, B-1, Neighborhood Business 

District, and B-2, General Business District. See attached zoning map.   

 

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

Official Zoning Map has the property listed as. 

  

LAND USE: 

The subject property is currently a religious institution with a gymnasium building.  

 

HISTORY: 

No relevant history regarding previous zoning requests for the subject parcel could be 

established.  
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CONTENTS OF REPORT: 

Attachment A: Township Application 

Attachment B: Parcel Map 

Attachment C: Zoning Map 

Attachment D: Proposal Map 

Attachment E: Portion of the Miami Township Zoning Resolution  

 

 

RELATIONSHIP TO TOWNSHIP ZONING & FUTURE LAND USE: 

 

Miami Township Zoning Resolution Chapter 10 “B-1” Neighborhood Business District 

goes over the regulations in the B-1 Zoning District. The application is a map amendment 

to this zoning district that also includes a Planned Business Development Overlay 

(Chapter 19) which allows for flexibility with the underlying business district if 

approved. This proposal is for a specific business to utilize existing buildings on site, 

however, a rezoning of the land would allow for any of the uses in the B-1 zoning district 

be developed. The B-1 zoning district also has no minimum lot sizes therefore allowing 

the possibility of the property to be subdivided further, and introducing a number of 

permitted uses. The proposed use of the land is slightly more intense than typical B-1 

zoning district permitted uses, which the Planned Business Development Overlay would 

address, allowing the specific use.  

 

The proposed rezoning would expand the adjacent B-1 zoning district right to the edge of 

a residential subdivision and could be a transitional district in between more intense B-2 

districts and the R-2 Residence District. The addition of the Planned Business 

Development Overlay could be created to ensure the adjacent residential land be buffered 

and protected from adjacent non-residential land uses.     

 

The Miami Township 2023 Land Use Plan identifies this area as Focus Area 1 - “State  

Route 28 Corridor (West)” in the Future Land Use Map. This proposal seeks to rezone a 

parcel from residential to neighborhood business in an area where both land uses exist. 

The site is located at the edge of the focus area boundary and the primary land use mix in 

this area consists of commercial/retail and office uses.  

 

Some recommendations include encouraging the renovation and adaptive re-use of 

existing buildings and redeveloping underutilized sites focusing on commercial, retail, 

office, and other destination-based land uses. Being at the edge of the focus area it also 

emphasizes a requirement for appropriate screening and buffering methods for new 

commercial/retail to protect existing nearby residential properties. The proposal includes 

details regarding the buffering and screening of the residential properties as 50 Norway 

Spruce trees planted 10 feet away from the property boundary, at 6 feet tall and 8 feet 

apart from each other.   

 

The proposed rezoning is in alignment with the Miami Township 2023 Land Use Plan. The 

proposed land use is commercial in nature and the Planned Business Development Overlay 
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would be sufficient to allow the use as long as the appropriate buffering and screening from 

residential land uses are utilized and enforced by the Zoning Resolution.    

 

A SEGMENT OF THE MIAMI TOWNSHIP ZONING RESOLUTION:  
 
Miami Township Zoning Resolution 

Chapter 10: B1 Neighborhood Business District 

 

PURPOSE: 

 

The purpose of the B-1 Neighborhood Business District is to establish areas of commercial 

activity that offer small scale retail goods and personal services that are located in proximity to 

the residential areas they are intended to serve. These commercial areas shall be located and 

designed as to encourage the clustering and integration of groups of businesses, to minimize the 

creation of undue traffic congestion and to minimize impact on adjoining residential. 

 

USES PERMITTED: 

 

A. Retail Business 

B. Financial Institutions,  

C. Offices,  

D. Personal Services,  

E. Restaurants,  

F. Bars, Taverns, Cocktail Lounges provided such use is conducted within a  completely enclosed 

building and is located at least one hundred (100) feet  from any Residential District. 

G. Medical and Dental Clinics 

H. Government Buildings and Utilities 

I. Car wash 

J. Automotive Service Stations, Repair Shops, Quik Lubes or similar use  provided all the following 

are met:  

1. Any and all repairs are performed within a wholly enclosed building. 

2. Any vehicle parked and/or stored must either being awaiting repair or  has been repaired 

and is awaiting removal. No vehicle may be parked  or stored for parts. Under no 

circumstances may a vehicle be parked  or stored for more than thirty (30) days. All 

vehicles must have  current license plates. 

3. There can be no outside display or storage of materials or goods. 

K. Specialty Goods and Services, including photography studio, art gallery,  antique store, 

copy/printing center, plant shop. 

L. Residential provided it is an integral part of the business development project and provided the 

entire project is part of a Planned Business Development Overlay. 

1. This provision will allow for mixed-use projects as well as mixed use buildingsin a 

traditional village setting similar to the Branch Hill and Miamiville neighborhoods of 

Miami Township. 

i. Mixed-use buildings will be permitted with first floor retail, service and/or office 

and upper floor residential. 

ii. Mixed-use projects will be permitted provided the project is compatible with the 

surrounding development and zoning; the project is fully integrated into the 

existing street system and a pedestrian pathway 10-2 system is constructed 

providing access to every building within the development. 

iii. The gross residential density shall not exceed 6 units per acre. 

iv. All projects are subject to the site plan review requirements of Chapter 27. 

M. Religious Institutions 

 

The entirety of Chapter 10 will be available in Attachments of this Staff Report.  
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SITE ACCESS: 

Access is proposed off of State Route 28 and shows a future connection to an interior 

roadway behind a neighboring parcel.   

 

DEVELOPMENT CHARACTER: 

The proposed development is for a communications business to utilize a church building 

with a gymnasium. This proposal is in alignment with the Miami Township 2023 Land 

Use Plan and would be in alignment with the Miami Township Zoning Resolution if the 

rezoning is approved as proposed. The surrounding area is commercial and residential 

and the proposal includes buffering and screening for the existing buildings. This 

buffering and screening should also apply to any future development on the site, if there 

is any.   

 

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 X 

Water Management & Sediment 

Control (WMSC) 
X X 

Soil and Water Conservation 

District (SWCD) 
  

Ohio Department of Transportation 

(ODOT) 
X X 

School District   

 

REFERRAL AGENCIES' COMMENTS:  

 

Community and Economic Development Comments: 

- Any future subdivision of the property is required to comply with Clermont 

County Subdivision Regulations.  

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

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

agency.  

 

Engineer's Office Comments: 

- ODOT should also be consulted regarding potential impacts and/or access to SR 

28. Our office has no other objections or comments to offer at this time. 

 

Water Resources Department Comments: 
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- Water Resources has no comment on this re-zoning.  

 

Water Management & Sediment Control Comments: 

- A WMSC Application will be required for the proposed site work and parking 

area before the work is to take place. The proposed future building pad will need 

to be built per the 2024 Ohio Building Code.  

 

ODOT Ohio Department of Transportation Comments: 

- ODOT has no objection to the rezone request for Protocol Communications. 

 

STAFF ANALYSIS:   

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

Amendment Case 595 and its request to rezone parcel (PIN 182402A014) consisting of +/- 

5.5 acres from the R-2, Residence District to B-1 PD, Planned Business Development 

Overlay for the purposes of renovating the existing church to be used for a communications 

business. The application is compatible with the surrounding land uses, the Zoning 

Resolution, and The Miami Township 2023 Land Use Plan.  The parcel is currently non-

residential and adjacent to existing B-1 and B-2 zoning districts.  

 

STAFF RECOMMENDATION: 

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

RECOMMEND APPROVAL WITH CONDITIONS of Miami Township Zoning Map 

Amendment Case 595 and its request to rezone parcel (PIN 182402A014) consisting of +/- 

5.5 acres from the R-2, Residence District to B-1 PD, Planned Business Development 

Overlay for the purposes of renovating the existing church to be used for a communications 

business. 

 

1. The Planned Business Development Overlay regulations should take into 

consideration any future subdivision of the property and which land uses should 

be permitted if such subdivision occurs.  

2. Any future subdivision of the property is required to comply with Clermont 

County Subdivision Regulations.  

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

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

agency.  

 



Attachment A
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