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PLANNING COMMISSION 
STAFF REPORT 

 

FOR CONSIDERATION BY PLANNING COMMISSION ON JANUARY 23, 2024 

PRIMROSE CREEK SUBDIVISION – SECTION 3 EXPANSION – 
DESIGN PLAN 

 
APPLICANT: Pat Manger 

  7203 Wooster Pike 

  Cincinnati, OH 45227 

 

OWNER:  Delaware Crossing, LLC 

  7203 Wooster Pike 

  Cincinnati, OH 45227 

 

ENGINEER: Mark D. Walker  

 6809 Main Street #1064 

 Cincinnati, OH 45244 

 

REQUEST: Requesting approval from the Clermont County Planning Commission 

for Primrose Creek Subdivision –Section 3 Expansion – Design Plan  

 

LOCATION: The subject property (PIN 172520D371) is located at the terminus of 

Conner Lane, which is the road for access of the existing Primrose 

Creek Subdivision in Miami Township.  

 

HISTORY: The property is adjacent to and will expand the existing Primrose 

Creek Subdivision.  

 

DEVELOPMENT PROPOSAL:  

 

Primrose Creek Subdivision – Section 3 Expansion, Design Plan consists of an additional 15 

single-family residential lots to expand the existing Primrose Creek Subdivision which will 

add 6.674 acres to the existing Section 3, which is 2.45 acres and will include 2.71 acres of 

open space. The totals acreage of the entire subdivision would be 20.30 acres with 8.03 acres 

(36%) of open space. The overall project density would be 2.32 dwelling units per acre. 

 

DEVELOPMENT DATA:  
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Current Zoning: R-PUD Residential Planned Unit Development– A planned unit 

development where the primary use of land is residential with the ability to include public, 

institutional, and recreational uses as approved by the Township. 

 

 

Total Lots: 47 units (32 previously) Total Site Area:+/- 22.23 acres  

Area in Lots: +/- 20.3 acres Area in R/W: +/- 1.9 acres 

Area in Open Space: 8.03 acres (36%) Density: 2.32 du/a 

   

School District: Miami Township/Loveland City School District 

 

Homes:  

Number of Units: 47 

Min. Lot Area: 9,518 Sq. Ft (0.22 acres) Min. Lot Width: 70 Ft.  

Front Yard Setback: 40 Ft. Side Yard Setback: 10 Ft.  

Rear Yard Setback: 30 Ft.  

 

SITE ACCESS: 

 

The Design Plan shows access is to be taken off of the existing and approved Conner Lane, 

which is a cul-de-sac. Conner lane received a variance in 2021 (V-03-21) for a cul-de-sac 

that exceeds the maximum allowable length. The cul-de-sac is being extended and as part of 

this application, a variance is included for a cul-de-sac length of 1,955 feet and 47 units.  All 

lots will be accessed by Conner Lane.  

 

Lots 39 and 40 are panhandle lots that include panhandles that are not wide enough, however, 

will meet the requirements if a shared common driveway is used for access. As the street is 

already partially existing, all roadways shown shall conform to requirements established in 

the Subdivision Street Design and Construction Standards for Clermont County. There are 

two panhandle or flag lots (lots 39 and 40 as shown on submittal documents) that shall 

comply with the Clermont County Subdivision Regulations.  

 
VARIANCE: 

 

Article IX, Section 908: 

 

A Variance(s) may be granted when the applicant can demonstrate to the Planning 

Commission each of the following:  

 

1. The particular physical surroundings, environmental constraints, shape, 

topographical, or other exceptional conditions of the specific property involved 

would cause extraordinary hardship or exceptional practical difficulty to the 

applicant if the provisions of these regulations were strictly enforced. 

2. The granting of the variation will not be detrimental to the public health, safety, to 

the intent and purpose of these regulations, to the desirable development of the 

neighborhood or community. To the general welfare, or to other property or 

improvements in the neighborhood in which the property is located. 
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3. The special circumstances or conditions are created by the provisions or 

requirements of these regulations and not the result from any act of the applicant. 

4. The variation requested is the minimum adjustment necessary to mitigate the 

hardship brought by these regulations. 

 

The Clermont County Planning Commission has approved minor variances to Article V, 

Section 504 B (3) so long as the request is the minimum adjustment necessary to mitigate 

the hardship brought by these regulations and that no concerns were raised by County or 

Township reviewing agencies.  

 

Previous Variance Cases: Article V, Section 504 B (3) 

 

 V-03-21: Primrose Creek Subdivision – Design Plan (Cul-de-sac Length 1,387 ft. 

w/ 32 units)  

 V-01-17: Prestwick Place – Design Plan (Cul-de-sac Length 2,000 ft. w/ 36 units) 

 V-01-21: Billingsley – Revised Design Plan (Cul-de-sac Length 1169 ft. w/ 32 units) 

 

Staff concludes the request does appear to be the minimum amount necessary to mitigate 

the hardship imposed upon the applicant, due to the existing street characteristics. Finally, 

the request would not be detrimental to the public health or general welfare in that the 

planning staff has not received any concerns from Clermont County’s reviewing agencies 

or Miami Township.  

 

STAFF ANALYSIS:  

 

Per the review of Primrose Creek Subdivision Section 3 Expansion – Design Plan the 

development appears to follow all requirements pertaining to Article V of the Clermont 

County Subdivision Regulations other than the extension of the cul-de-sac which has 

previously been lengthened, and Miami Township are in favor of. The request for approval 

of the Design Plan includes the variance request for the cul-de-sac length. The approval of 

the design plan is contingent on the approval of the variance request. The applicant has 

provided justification for the variance and it is attached as part of this report. 

 

As this is an expansion of a previously existing and approved subdivision, staff finds the 

expansion as compatible with the surrounding development and character.  

 
Clermont County Community & Economic Development Comments: 

 

 Include total lots data, including acres in lots, roads, open space, etc. include for 

proposed section and total subdivision. The current table has a lot of information 

that is good but does not answer all the required data.  

 Label the width of the right-of-way of Conner Lane on the drawing.  

 Some notes on the cover sheet are repeated.  

 The variance is for cul-de-sac length, cul-de-sac requirement also states no more 

than 30 units can be served - existing cul-de-sac is for 32 units. 

 There are 3 flag lots in the section, the minimum width of a panhandle is 25 feet, the 

panhandle lot to Branch Hill Miamiville Road is 20 feet, however it is an open 
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space lot The width of the panhandle for a lot in a platted subdivision may be less 

than the required 25 feet, but only if it can be demonstrated that easements of 

adequate dimensions are provided for access and utilities and the panhandle would 

primarily serve to meet the legal frontage requirement. I cannot easily see what the 

width of the other 2 panhandle lots are.  

 Where multiple panhandles abut in platted subdivisions, a reduction in the street 

frontage width may be provided if it is shown that adequate space exists for utilities 

and the vehicular access to the lots is provided by a common driveway. The 

maximum number of panhandles that may abut for a common driveway is five. 

 Any lands dedicated for open space purposes shall contain appropriate covenants 

and be noted on the record plat indicating:  

 The intended use of the open space  

 The use of the open space will continue in perpetuity for the purpose specified 

 Future further development of the open space area will not be contrary to its stated 

use  

 Appropriate provisions will be made for the maintenance of the open space.  

 

Clermont County Engineer's Office Comments: 

 

 A variance for the length of the proposed Conner Lane Cul-De-Sac needs to be 

obtained. The maximum length for Cul-De-Sacs is 900 Feet, per Clermont County 

Standard Detail STD0009. 

 A general reminder regarding roadway geometry: the minimum allowable street 

grade is 0.4%, maximum street grade is 12% (10% preferred), and the minimum 

centerline curve radius is 200’.  

 

Clermont County Water Resources Department Comments: 

 

 The "future" sewer that is shown connecting to the proposed development does not 

exist. 

 The gravity sewer, and the proposed subdivision need to account for future 

elimination of the Hollow Lane Lift Station, which will include recording easements 

for future sewer installation to eliminate the lift station. 

 A 30' (10'/20') wide public water main easement is required for all proposed water 

main outside of the right-of-way. Segments of water main near the right-of-way will 

require an exclusive 10' water main easement located on the opposite side of the 

right-of-way line. 

 A 15' by 15' fire hydrant easement is required for all hydrants located on or near the 

right-of-way. 

 Public mains must be constructed to maintain a clearance of 18" vertical between 

water mains, storm sewers and other utilities. 

 At no time should standing water be within the public water or sanitary sewer 

easement. Please ensure this is the case with the basin's proposed location. 

 Please provide approporiate Clermont County water and sanitary sewer standard 

details. 
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Clermont County W.M.S.C. Comments:  

 

 Please note on the plans which lots will need geotechnical reports. 

 Easements are needed for all storm sewers outside of the right-of-way and for 

drainage swales. An easement is also needed for the new detention basin, including 

ad easement for maintenance. 

 Provide drainage calculations stamped by a Registered Professional Engineer in the 

State of Ohio. Include capacity and detention calculations. A watershed area 

drainage map also needs to be included. Show the watershed routing on the drainage 

area map. 

 Delineate the critical storm elevation and the 100 year storm elevation for the 

detention/retention basin(s) on the plans. 

 Show the location of the emergency spillway(s) and provide a cross sectional detail 

including dimensions and elevations. Show the proposed erosion protection for the 

emergency spillway(s). The spillway(s) must be sized to convey the 100 year storm 

event. One foot of freeboard is required. 

 Please provide an erosion and sediment control plan. Provide details for all 

measures used. 

 Provide a detail for the outlet structure including orifice, weir, window sizes and 

elevations. 

 Provide outlet protection for all storm sewer outlets. 

 

Soil and Water Conservation District Comments: 

 

 Easements are needed for all storm sewers outside the road right of way and for the 

drainage swales in the rear of Lot #32-38 and #45-51. An easement is also needed 

for the new detention basin, including an easement for maintenance.  

 A forebay is needed in the new detention basin. Please refer to the Ohio Rainwater 

and Land Development Manual for specifications.  

 Geotechnical reports will be needed for any construction on lots that contain EaE2 

or EbD2 soils. Indicate those lots needing geotechnical reports on revised drawings.  

 Show the approximate limits of grading and stripping.  

 

Miami Township Comments: 

 This layout is consistent with the approved zoning plan PUD, so we would be fine with the 

variance.   

 Miami Township Service Director has no issue with the variance request.  

 

STAFF RECOMMENDATION: 

 

Based on Staff Analysis, request a motion to APPROVE Primrose Creek Subdivision 

Section 3 Expansion – Design Plan with the following conditions:  

 

1. The variance applied for the cul-de-sac is approved as part of this application.  

2. All county and township departments' comments and conditions detailed in Primrose 

Creek Subdivision Section 3 Expansion – Design Plan Review Letter be satisfactorily 

addressed.   
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3. Submit one (1) plan set with an original stamp and signature to the Department of 

Community & Economic Development Planning Division. 

 

Attachments: 

 

A. Primrose Creek Subdivision Section 3 Expansion – Design Plan Drawings 

B. Primrose Creek Subdivision Section 3 Expansion – Application 

C. Primrose Creek Subdivision Section 3 Expansion – Variance Application and 

Justification 

D. Primrose Creek Subdivision Section 3 Expansion – Review Letter 

E. Zoning Map 

F. Parcel Map 



Attachment A



























Attachment B
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DEPARTMENT OF COMMUNITY & ECONOMIC DEVELOPMENT 

                BOARD OF COUNTY COMMISSIONERS 

DAVID L. PAINTER • CLAIRE CORCORAN • BONNIE BATCHLER 

 

January 18, 2024 
 
Pat Manger 
7203 Wooster Pike 
Cincinnati, OH 45227 
 
Mark Walker 
6809 Main Street, #1064 
Cincinnati, OH 45244 
 
Re: Primrose Creek Subdivision – Section 3 – Design Plan Review 
 
The Department of Community & Economic Development (CED) has completed its review of the Design Plan 
for Primrose Creek Subdivision – Section 3. Please see the comments below: 
 
CED Conditions: 

1. Include total lots data, including acres in lots, roads, open space, etc. include for proposed section and 
total subdivision. The current table has a lot of information that is good but does not answer all the 
required data.  

2. Label the width of the right-of-way of Conner Lane on the drawing.  
3. Some notes on the cover sheet are repeated.  
4. The variance is for cul-de-sac length, cul-de-sac requirement also states no more than 30 units can be 

served - existing cul-de-sac is for 32 units. 
5. There are 3 flag lots in the section, the minimum width of a panhandle is 25 feet, the panhandle lot to 

Branch Hill Miamiville Road is 20 feet, however it is an open space lot The width of the panhandle for 
a lot in a platted subdivision may be less than the required 25 feet, but only if it can be demonstrated 
that easements of adequate dimensions are provided for access and utilities and the panhandle 
would primarily serve to meet the legal frontage requirement. I cannot easily see what the width of 
the other 2 panhandle lots are.  

a. Where multiple panhandles abut in platted subdivisions, a reduction in the street frontage 
width may be provided if it is shown that adequate space exists for utilities and the vehicular 
access to the lots is provided by a common driveway. The maximum number of panhandles 
that may abut for a common driveway is five. 

6. Any lands dedicated for open space purposes shall contain appropriate covenants and be noted on 
the record plat indicating:  

a. The intended use of the open space  
b. The use of the open space will continue in perpetuity for the purpose specified 
c. Future further development of the open space area will not be contrary to its stated use  
d. Appropriate provisions will be made for the maintenance of the open space.  

 
CCEO Conditions: 

 
1. A variance for the length of the proposed Conner Lane Cul-De-Sac needs to be obtained. The 

maximum length for Cul-De-Sacs is 900 Feet, per Clermont County Standard Detail STD0009. 
2. A general reminder regarding roadway geometry: the minimum allowable street grade is 0.4%, 

maximum street grade is 12% (10% preferred), and the minimum centerline curve radius is 200’.  
 

Design PL #000635-2024 

 

Attachment D
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DEPARTMENT OF COMMUNITY & ECONOMIC DEVELOPMENT 

                BOARD OF COUNTY COMMISSIONERS 

DAVID L. PAINTER • CLAIRE CORCORAN • BONNIE BATCHLER 

 
WRD Conditions: 

 
1. The "future" sewer that is shown connecting to the proposed development does not exist. 
2. The gravity sewer, and the proposed subdivision need to account for future elimination of the Hollow 

Lane Lift Station, which will include recording easements for future sewer installation to eliminate 
the lift station. 

3. A 30' (10'/20') wide public water main easement is required for all proposed water main outside of 
the right-of-way. Segments of water main near the right-of-way will require an exclusive 10' water 
main easement located on the opposite side of the right-of-way line. 

4. A 15' by 15' fire hydrant easement is required for all hydrants located on or near the right-of-way. 
5. Public mains must be constructed to maintain a clearance of 18" vertical between water mains, storm 

sewers and other utilities. 
6. At no time should standing water be within the public water or sanitary sewer easement. Please 

ensure this is the case with the basin's proposed location. 
7. Please provide appropriate Clermont County water and sanitary sewer standard details. 

 
W.M.S.C. Comments:  

 
1. Please note on the plans which lots will need geotechnical reports. 
2. Easements are needed for all storm sewers outside of the right-of-way and for drainage swales. An 

easement is also needed for the new detention basin, including ad easement for maintenance. 
3. Provide drainage calculations stamped by a Registered Professional Engineer in the State of Ohio. 

Include capacity and detention calculations. A watershed area drainage map also needs to be 
included. Show the watershed routing on the drainage area map. 

4. Delineate the critical storm elevation and the 100 year storm elevation for the detention/retention 
basin(s) on the plans. 

5. Show the location of the emergency spillway(s) and provide a cross sectional detail including 
dimensions and elevations. Show the proposed erosion protection for the emergency spillway(s). The 
spillway(s) must be sized to convey the 100 year storm event. One foot of freeboard is required. 

6. Please provide an erosion and sediment control plan. Provide details for all measures used. 
7. Provide a detail for the outlet structure including orifice, weir, window sizes and elevations. 
8. Provide outlet protection for all storm sewer outlets. 

 
 
S.W.C.D Conditions: 

1. Easements are needed for all storm sewers outside the road right of way and for the drainage swales 
in the rear of Lot #32-38 and #45-51. An easement is also needed for the new detention basin, 
including an easement for maintenance.  

2. A forebay is needed in the new detention basin. Please refer to the Ohio Rainwater and Land 
Development Manual for specifications.  

3. Geotechnical reports will be needed for any construction on lots that contain EaE2 or EbD2 soils. 
Indicate those lots needing geotechnical reports on revised drawings.  

4. Show the approximate limits of grading and stripping.  
If you have any questions, please contact me at either (513) 732-7075 ext. 3 or at 
jmcmanus@clermontcountyohio.gov.   

 
If you have any questions or concerns regarding any of my comments, please feel free to contact me. 
 
Sincerely, 
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DEPARTMENT OF COMMUNITY & ECONOMIC DEVELOPMENT 

                BOARD OF COUNTY COMMISSIONERS 

DAVID L. PAINTER • CLAIRE CORCORAN • BONNIE BATCHLER 

 
 
Leonard Kendall, AICP, Planner 
Clermont County Department of Community and Economic Development 
101 East Main Street, Third Floor, Batavia, OH 45103 
P. 513-732-7904 lkendall@clermontcountyohio.gov  
 

mailto:lkendall@clermontcountyohio.gov
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