
ANDERSON TOWNSHIP PLANNING AND ZONING - STAFF REPORT 

CASE 1-2022 PUD 
THE VIEWS AT COLDSTREAM- AYERS ROAD 
FOR CONSIDERATION BY THE ANDERSON TOWNSHIP ZONING COMMISSION ON JUNE 27, 2022 
 

 
APPLICANT:  Richard A. Paolo, Esq., Aronoff, Rosen, & Hunt, on behalf of Coldstream Estates 

Development, LLC, property owner. 
    
LOCATION & Ayers Road 
ZONING: Part of Book 500, Page 183, Parcel 14 
 “A-A” Residence 
 
REQUEST: Approve a major adjustment to a planned unit development (PUD) that approved 7 

single family lots on a private, gated drive, on 35.873 acres, 7.18 acres of open space 
(20%).  The applicant is proposing relocating the “clearing limits line” to provide river 
views for these lots.  The applicant is also proposing shifting property lines that will 
increase the open space parcel to 8.197 acres    

 
SITE  Tract Size:  35.873 acres total, 7.18 acres of open space (8.197 acres proposed) 
DESCRIPTION: Frontage:  Approx. 143.37’ on Ayers Road 
 Topography: Relatively flat along private drive, steep decrease in grade moving 

southwest  
 Existing Use: Residential Vacant Land 
 
SURROUNDING        ZONE             LAND USE 
CONDITIONS: North: “A-A PUD” Carriages at Coldstream PUD 
 South: “A-A” Single Family Residences 
  East: “A-A” Single Family Residences 

West: “A-A”  Single Family Residences 
 
PROPOSED 
DEVELOPMENT: The applicant is proposing a Major Adjustment to the Planned Unit Development (PUD) 

for the following: 
• 7 single-family lots 
• 27.676 acres developed, 8.197 acres open space 
• Shifting the “no clearing zone” further south and west 

 
   
ZONING HISTORY: In early 2021, the concept plan for the same 7 lot subdivision was approved through 

Hamilton County Regional Planning Commission, subject to the County’s Subdivision 
Regulations.  However, due to the request for a gated private drive, Hamilton County 
could not approve the development and required it to be a PUD.  

    
 At the January 2022 public hearing, the applicant requested a continuation before the 

case was heard.  The applicant has since modified their plans to address some of the 
recommendations of staff.  The Zoning Commission approved the PUD at their February 
28, 2022 meeting with 1 condition. 

 
 The subdivision was approved by Hamilton County Regional Planning Commission on 

April 7, 2022.      
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FINDINGS: The purpose of the Planned Unit Development (“PUD”) Overlay District is to encourage 
the efficient use of land and resources, promoting greater efficiency in public and utility 
services, orderly improvement of property in accordance with community plans, and to 
encourage innovation in the planning and building of all types of development without 
detriment to neighboring properties. The PUD regulations are intended to permit 
property to be used in a manner or intensity not permitted as of-right by the underlying 
district regulations.  

 
 The application is being reviewed by the Zoning Commission due to the request to 

modify the “no clearing zone” which will impact the buffer approved by the original PUD 
approval.  Per Article 4.1, I, 1, an alteration of the buffer area requires a major 
adjustment (Article 4.1, I, 2) approval by the Zoning Commission. Findings shall be made 
that any changes in the plan as approved will be in substantial conformity with the intent 
of such PUD Plan as approved.     

 
 Applicable Plans  
  
 Anderson Plan 
 The application is being considered for consistency with the following Goals and 

Initiatives of the Anderson Plan: 
 
 People and Housing:  
 

- The Township will be comprised of high-quality neighborhoods with diverse, well-
maintained housing. 

 
- The Township should provide a variety of businesses and housing options to meet 

changing demographics and market demands. 
 

No details have been provided as to the size or design of the houses proposed.   
 
  

Quality of Life: Initiatives:  
 

- 5.5 Encourage the preservation of open spaces and green spaces in new 
developments. 

 
With the proposed adjustment, the applicant is now providing over 8 acres of open space 
with this 35-acre development.  The area designated as open space is recommended to 
be a separate parcel, to be maintained by the HOA in perpetuity.  The 8 acres are an 
extremely steep slope, but provides the assurance that this area will not be built upon in 
the future.  
 
However, the applicant is reducing the “no clearing zone” on the site plan.  Hillside 
stability and stormwater runoff was a major concern during the initial PUD hearing and 
approval.  An additional acre of open space is being added, but the additional clearing 
could have impacts on adjoining properties to the south of the site.  Staff would 
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encourage the applicant submit additional information regarding the stability of the 
hillside and impacts on stormwater. 

  
 Land Use and Development:  
 

- Anderson Township will be a well-planned community with a mixture of agricultural 
uses, residential neighborhoods, commercial centers, and an industrial base balanced 
with public uses, parks, and recreational uses. 

 
 Natural and Environmental Resources: 
 

- The vast natural and environmental resources of Anderson Township will be 
protected for future generations. 

 
Again, the applicant is declaring 8 acres of open space for this development, as well as 
has designated a “no clearing” line for each lot.  While they have not provided 
landscaping information for each lot, they did provide a landscape plan for the entry 
way/gate feature at the front of the private drive.   
 

   
RECOMMENDATION: Staff findings based on the Planned Unit Development evaluation criteria (Article 4.1, G): 
  
 Staff recommends additional information be submitted to better evaluate the impact of 

moving the “no clearing zone” limits: 
- Information regarding the stability of the hillside 
- Impacts on stormwater 
- Quality of trees to be removed 

   
GENERAL STANDARDS FOR  
PUD PLAN APPROVAL:  In determining whether a PUD Plan filed pursuant to this Article shall be approved or 

recommended for approval, the Director of Planning and Zoning, the Anderson Township 
Zoning Commission, and the Anderson Township Board of Trustees shall apply the 
following general standards.   

1. Compliance with this Zoning Resolution and with the purposes of the Zone 
District in which the proposed use and development is to be located; 

2. Applicability of and consistency with adopted objectives and policies of the 
Township and County related to land use, as well as Township plans duly 
adopted by the Board of Anderson Township Board of Trustees and Hamilton 
County Regional Planning Commission, including, but not limited to the 
Anderson Township Comprehensive Plan; 

3. Compatibility with surrounding land uses; 
4. Whether the size and physical features of the project area enable adequate 

protection of surrounding property and orderly and coordinated improvement of 
property in the vicinity of the site; 

5. Whether the proposed phasing of the development is appropriate and the 
development can be substantially completed within the period of time specified 
in the schedule of development submitted by the applicant; 
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6. Whether the proposed development is served adequately and efficiently by 
essential public facilities and services which are in existence or are planned; 

7. Whether significant scenic or historic features, as identified or contained in plans 
duly adopted by the Board of Anderson Township Board of Trustees and 
Hamilton County Regional Planning Commission, are adequately conserved; 

8. Whether modification of the zoning or other regulations are warranted by the 
innovative design of the development plan; 

9. The adequacy of proposed pedestrian circulation system to insulate pedestrian 
circulation from vehicular movement; 

10. The adequacy of the provisions for visual and acoustical privacy; 
11. Whether the development includes an appropriate amount of, and appropriate 

access to, dedicated open space; 
12. Whether the development will be detrimental to present and potential 

surrounding uses; 
13. The consistency of the development with recommendations from Township, 

County, State and/or Federal agencies; 
14. Whether the development is consistent with the Vision and Goals as adopted by 

the Anderson Township Board of Trustees. 
15. Whether the development provides adequate protection of natural features on 

the property, including land over 20% slope, flood-plain and wetland areas, areas 
permanently inundated by water, and areas protected by the Ohio Department 
of Natural Resources. 
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  A Property view from CAGIS 

 
   
 An aerial view of the property from CAGIS 

 
 

   
 
 
A Topography map of the Property from CAGIS 
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  A Zoning map of the property from CAGIS 
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