
 

 
 
 
 
 
 
 
 
 

 

 

COLERAIN TOWNSHIP BOARD OF ZONING APPEALS 
Regular Meeting 

4200 Springdale Road – Cincinnati, Ohio 45251 
 

Wednesday, September 6, 2023 – 6:30 PM 
 
 
 

1. Meeting Called to Order  
2. Pledge of Allegiance  
3. Explanation of Procedures  
4. Roll Call  
5. Swearing in: appellants, attorneys, and all speakers in the cases  
6. Hearing of Appeals   

a. Case # BZA2023-11 - 4629 Raeann Drive 
 
The applicant, Patrick Quante, is requesting a variance to allow for a preexisting, unpermitted 
commercial park lot to be expanded in a residential zone. 
   

b. Case # BZA2023-12 - 6200 Colerain Avenue 
 
The applicant, R'Nesa Hardman, is representing the property owner, is requesting a variance to §8 
Table 8-1, §8.8.4 (B), and §8.8.4 (C) of the Colerain Township Zoning Ordinance. 
  

7. Unfinished Business: NONE  
8. Approval of Minutes: NONE  
9. Next Meeting: September 27, 2023  
10. Administrative Matters KZF Update: Processing files as they are received, preparing for 

more substantial update at next meeting. 
11. Adjournment  
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BOARD OF ZONING APPEALS

The Board of Zoning Appeals is a quasi-judicial board made up of a five members appointed by the Colerain 
Township Board of Trustees. The Board hears appeals of decisions of the Zoning Administrator, including permit 
application refusals and violation citations, as well as Conditional Use applications, Expansion of a Noncon-
forming use applications, and Compatible Nonconforming Use applications. The BZA may authorize, upon ap-
peal, variances from the terms of the Zoning Resolution where practical difficulties exist and when the variance 
will not be contrary to the public interest.

All those speaking in favor of or against the appeal are sworn in. Please keep comments to the Board and Staff 
relevant and appropriate. 

Brief explanation of the BZA process:

1. The Zoning Staff will present a brief summary or report of each appeal.

2. The Applicant will be given an opportunity to speak and present his/her evidence. Anyone else in 
favor of or in opposition of the appeal will be given an opportunity to speak.

3. The public portion of input for that case is closed and Board members may ask questions to
the applicant, staff member, or others who testified.

4. After discussion, a motion will be made by a Board member to either approve, approve with 
conditions or deny the appeal. The decision becomes effective 30 days from the vote.

See back for Duncan Factors. These are the criteria used by the Board of Zoning Appeals in determining how to  
gauge practical difficulties.

We appreciate everyone’s participation and cooperation in this process.

The Board of Zoning Appeals meets on the 
4th Wednesday of each month at 6:30p.m. 

in the Colerain Township Trustees’ 
Chamber 4200 Springdale Road 
Colerain Township, Ohio  45251
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Duncan Factors

In Ohio, a set of 7 guidelines are prescribed for officials and courts to employ in fairly and equitably considering 
how to gauge practical difficulties. These are informally referred to as the Duncan Criteria or Duncan Factors and 
are enshrined in Duncan v. Middlefield (1986) , 23 Ohio St. 3d 83: 

1. Whether the property in question will yield a reasonable return or whether there can be beneficial use of
the property without the variance;

2. Whether the variance is substantial;

3. Whether the essential character of the neighborhood would be substantially altered or whether adjoining
properties would suffer a substantial detriment as a result of the variance;

4. Whether the variance would adversely affect the delivery of governmental services;

5. Whether the property owner purchased the property with the knowledge of the zoning restriction;

6. Whether the property owner’s predicament feasibly can be obviated through some method other than a
variance; and

7. Whether the spirit and intent behind the zoning requirement would be observed and substantial justice
done by granting the variance.

We appreciate everyone’s participation and cooperation in this process.
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BZA2023-11 
REQUEST FOR VARIANCE 

Department: Planning & Zoning 

Development Director: David Miller 

Application:  Variance to allow a parking lot in a residential district 
Location: 4629 Raeann Dr. 
Parcel(s): 510-0182-0033-00
Meeting Date: September 6, 2023

Applicant: 

The applicant, Patrick Quante is the property owner of 4629 Raeann Dr. 

Case Summary: 

The applicant is requesting a variance to allow for a preexisting, unpermitted commercial parking lot 
to be expanded upon in a residential zone. The applicant is claiming that he needs constant access to 
his commercial vehicles and would like to use a parcel adjacent to his home for this purpose. 

Staff Recommendation: 

DENIAL of the requested variance allowing a commercial parking lot in a residential neighborhood. 

Rationale: 
The variance, if approved, would substantially alter the essential character of the neighborhood. Mr. 
Quante’s property will yield a reasonable return without the variance and granting such a variance 
would create a precedent for other home occupied businesses.  
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Staff Report: 
Request:  

Location: 
Parcel(s): 
Meeting Date: 
Prepared by: 

BZA2023-11 
The applicant is requesting a 
variance to allow for the storage 
of commercial equipment and 
vehicles in a residential zone. 
4629 Raeann Dr.  
510-0182-0033-00
September 6, 2023
David J. Peters
Development Officer

Applicant / Property Owner: 

The applicant, Patrick Quante, with IBC Electric, LLC, is the property owner. 

Applicant’s Request: 

The applicant is requesting a variance to allow for a preexisting, unpermitted commercial 
parking lot to be expanded in a residential zone. The applicant is claiming that he needs 
constant access to his commercial vehicles and would like to use a parcel adjacent to his 
home for this purpose. 

Case History: 

The property is zoned “R-3” Suburban Low Residential District and was purchased by 
Patrick Quante on or about August 27, 2018 according to the Hamilton County Auditor’s 
website. No zoning application or certificate exists on file for the parking lot that Mr. 
Quante has constructed on an unknown date. Mr. Quante has received no zoning approval 
for any use on this property and the only use permitted at this property is residential.  

Applicable Zoning Regulations: 

It is Staff’s opinion that the following are the primary Articles, or Sections of the Colerain 
Township Zoning Resolution that are of most importance in the matters involved in this 
case: (Specifically, but not limited to…) 

§2.11.1; §13.3.3; §13.6.5; & §10.3.1 (B); & §10.3.1 (I); & & §10.3.2 (A) & §13.7.1 &
§13.7.3:

“2.11.1 The Township shall charge appropriate fees for the review or issuance of Zoning 
Certificates, Conditional Use Certificates, Appeals, Variances, Zoning Amendments, 
Nonconforming Use Certificates, and other applicable certificates to cover the costs of 
inspection, investigation, legal notices and other expenses incidental to the enforcement of 
this Resolution. Such fees shall be paid to the Colerain Township Zoning Department, or its 
designee, and shall be paid in accordance to the Official Zoning Fee Schedule as established 
by the Board of Township Trustees and posted at the Colerain Township Administrative 
Building. 
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AND 
 

13.3.3 Location of Off-Street Residential Parking Spaces 
(A) For any residential use or parcel, off-street parking shall be prohibited in the 
front yard with the exception of driveways providing access from the street to the 
parking area. 
(B) Within 10 feet of the right-of-way, the maximum width of the driveway shall be 
24 feet. 
(C) The maximum impervious surface coverage in the front yard on residential 
parcels with a width of 70 feet or greater, and on panhandle lots, is 35%. On lots 
with a width of 50 – 70 feet, the maximum impervious surface coverage in the front 
yard is 40%. On irregular shaped lots with reduced frontage at the end of a cul-de-
sac, the maximum impervious surface coverage in the front yard is 50%. 

 
AND 
 
13.6.5 Recreational vehicles or utility trailers which are stored outside shall be stored not 
closer than the following distances from the side and rear lot lines: 

(A) In the R-7, R-6, and R-5 Districts: 5 feet 
(B) In the R-4 District: 10 feet 
(C) In the R-3 District: 20 feet 
(D) In the R-1 and R-2 Districts: 25 feet 

 
AND 
 
10.3.1 General Provisions 

(B) The use of the dwelling unit for the home occupation shall be clearly incidental 
and subordinate to its use for residential purposes by its occupants; 
(I) No expansion of existing off-street parking shall be permitted. Furthermore, no 
additional parking burden, due to the home occupational use shall be created; 

 
AND 
 
10.3.2 The following home occupations shall be prohibited in Colerain Township: 

(A) Homes that serve as a gathering point for employees engaged in the business that 
takes place off the premises. This may include, but it is not limited to, landscape 
business offices, construction offices, or a trucking business where drivers or 
employees gather at the home before being dispatched from the home for the 
purposes of the home occupation. Home occupations shall be required to meet the 
residential parking regulations of Subsection 13.7 (Vehicles Permitted in a 
Residential District)” 

 
AND 
 
13.7.1 Parking of vehicles accessory to a residential use shall be limited to those vehicles 
actually used by the resident for personal use, agricultural use, or temporary parking for 
guests. Vehicles not in keeping with residential character shall not be permitted. 
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AND 
 
13.7.3 No truck, construction equipment, commercial trailer or other vehicle of a business or 
industrial nature shall be parked upon a residential lot except:  

(A) A 1-ton pickup truck with a maximum length of 18 feet and maximum height of 
7 feet including the bed, cap, tool boxes, or other accessories. No tow truck, stake 
body, or dump truck may be parked on a residential lot.  
(B) A passenger van not to exceed 1 ton and 18 feet in length. No step van or chassis 
van shall be parked on a residential lot without approval from the Board of Zoning 
Appeals.  
(C) Limousines or other stretch vehicles shall not be parked on a residential lot 
unless otherwise authorized by the Board of Zoning Appeals. 

 
Staff Recommendation:  
 

DENIAL of the requested variance allowing a commercial parking lot in a residential 
neighborhood. 

 
Review Criteria: 
 

Article 4: Development Review and Procedures 
 

4.4 Appeals, Variances, and Conditional Uses 
 

§ 4.4.2 Variance Review Criteria 
 
The following criteria shall be used to review all applications for variances: 

 
(A) The Board shall not be authorized to grant a variance for a use that is otherwise 

prohibited in the zoning district in which the property is located. 

(B) The Board may authorize a variance when such variance will not be contrary to the 
public interest, where, owing to special conditions, a literal enforcement of the 
resolution will result in unnecessary hardship, and so that the spirit of the 
resolution shall be observed and substantial justice done; 

(C) The Board of Zoning Appeals may impose such conditions and restrictions upon 
the property benefited by a variance as the Board of Zoning Appeals may deem 
necessary to comply with the standards set forth in this section, to reduce or 
minimize the impact of such variance upon other property in the neighborhood and 
to further the purpose and intent of this Resolution. 

(D) No grant of a variance shall be authorized unless the Board of Zoning Appeals 
finds that such variance from the provisions or requirements of this Resolution will 
not be contrary to the public interest, and owing to special conditions pertaining to 
a specific piece of property, the literal enforcement of the provisions or 
requirements of this Resolution would cause unnecessary hardship. The Board of 
Zoning Appeals may attach thereto such conditions regarding the location, 
character and other features of the proposed structure or use, as it may deem 
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necessary in the interest of the furtherance of the purposes of the Resolution and in 
the public interest. 

(E) No variance shall be considered or granted by the Board of Zoning Appeals, which
would allow a change in use of a parcel, building or structure where such change of
use could be accomplished by a redistricting of the subject property.

Duncan Factors 
1. Whether the property in question will yield a reasonable return or whether there can

be beneficial use of the property without the variance;

2. Whether the variance is substantial;

3. Whether the essential character of the neighborhood would be substantially altered or
whether adjoining properties would suffer a substantial detriment as a result of the
variance;

4. Whether the variance would adversely affect the delivery of governmental services;

5. Whether the property owner purchased the property with the knowledge of the
zoning restriction;

6. Whether the property owner’s predicament feasibly can be obviated through some
method other than a variance; and

7. Whether the spirit and intent behind the zoning requirement would be observed and
substantial justice done by granting the variance.

Staff Findings: (Based on the proposed site plan, the applicant’s justification letter, Staff’s 
interpretation of the Colerain Township Zoning Resolution, the Variance Review 
Criteria, and the Duncan Factors as listed above;) 

1. It is Staff’s opinion the property in question will yield a reasonable return WITHOUT the
requested variance;

2. It is Staff’s opinion that the request itself IS substantial in nature;
3. It is Staff’s opinion the essential character of the neighborhood WOULD be substantially

altered or that adjoining properties WOULD suffer a substantial detriment as a result of
granting the requested variance;

4. It is Staff’s opinion that granting the requested variance would NOT adversely affect the
delivery of governmental services;

5. It is Staff’s opinion the property owner who purchased the property DID have knowledge of
the zoning restrictions;

6. It is Staff’s opinion the property owner’s predicament feasibly COULD be obviated through
some method other than a variance; and

7. It is Staff’s opinion that the spirit and intent behind the zoning requirement would NOT be
observed and substantial justice done by granting (with proper conditions of approval) the
requested variance.

Respectfully submitted for the Colerain Township Board of Zoning Appeals’ consideration, 
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Colerain Township • 4200 Springdale Road • Cincinnati, Ohio 45251 • Phone (513) 385-7505 • Fax (513) 245-6503 
 
Trustees: Cathy Ulrich, Dan Unger, Matt Wahlert  
Fiscal Officer: Jeff Baker 
Administrator: Jeff Weckbach 

 
 

NOTICE OF REFUSAL 
 
 

June 12, 2023 
 
RE: Application for Zoning Certificate 
 
TO: Patrick Quante 
 
Your Application for a Zoning Certificate for: 4629 Raeann Dr; 
Parcel(s): 510-0182-0033; 
Regarding: Proposed gravel lot; 
is hereby refused on this Wednesday, June 14, 2023, under section(s):  
§2.11.1; §13.3.3; §13.6.5; & §10.3.1 (B); & §10.3.1 (I); & & §10.3.2 (A); of the Colerain 
Township Zoning Resolution, in that;  
 
“2.11.1 The Township shall charge appropriate fees for the review or issuance of Zoning 
Certificates, Conditional Use Certificates, Appeals, Variances, Zoning Amendments, 
Nonconforming Use Certificates, and other applicable certificates to cover the costs of 
inspection, investigation, legal notices and other expenses incidental to the enforcement of 
this Resolution. Such fees shall be paid to the Colerain Township Zoning Department, or its 
designee, and shall be paid in accordance to the Official Zoning Fee Schedule as established 
by the Board of Township Trustees and posted at the Colerain Township Administrative 
Building. 
 
13.3.3 Location of Off-Street Residential Parking Spaces 
(A) For any residential use or parcel, off-street parking shall be prohibited in the front yard 
with the exception of driveways providing access from the street to the parking area. 
(B) Within 10 feet of the right-of-way, the maximum width of the driveway shall be 24 feet. 
(C) The maximum impervious surface coverage in the front yard on residential parcels with 
a width of 70 feet or greater, and on panhandle lots, is 35%. On lots with a width of 50 – 70 
feet, the maximum impervious surface coverage in the front yard is 40%. On irregular shaped 
lots with reduced frontage at the end of a cul-de-sac, the maximum impervious surface 
coverage in the front yard is 50%. 
 
AND 
 
13.6.5 Recreational vehicles or utility trailers which are stored outside shall be stored not 
closer than the following distances from the side and rear lot lines: 
(A) In the R-7, R-6, and R-5 Districts: 5 feet 
(B) In the R-4 District: 10 feet 
(C) In the R-3 District: 20 feet 
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(D) In the R-1 and R-2 Districts: 25 feet 
 
AND 
 
10.3.1 General Provisions 
(B) The use of the dwelling unit for the home occupation shall be clearly incidental and 
subordinate to its use for residential purposes by its occupants; 
(I) No expansion of existing off-street parking shall be permitted. Furthermore, no additional 
parking burden, due to the home occupational use shall be created; 
 
AND 
 
10.3.2 The following home occupations shall be prohibited in Colerain Township: 
(A) Homes that serve as a gathering point for employees engaged in the business that takes 
place off the premises. This may include, but it is not limited to, landscape business offices, 
construction offices, or a trucking business where drivers or employees gather at the home 
before being dispatched from the home for the purposes of the home occupation. Home 
occupations shall be required to meet the residential parking regulations of Subsection 13.7 
(Vehicles Permitted in a Residential District)” 
 
An appeal from this decision to the Colerain Township Board of Zoning Appeals is governed 
under Section 4.4 of the Zoning Resolution, and an application for appeal is hereby attached. 
 
Sincerely, 
 
_______________________________ 
Jarrod Alig, 
Zoning Administrator 
 
 
NOTE:  ANY APPEAL FROM THIS REFUSAL MUST BE FILED WITH THE BOARD 
OF ZONING APPEALS WITHIN 20 DAYS FROM THE DATE OF THIS NOTICE.  For 
further information, please contact the zoning department at 513-385-7505 
 
Attachments: 
 
Board of Zoning Appeals application 
Board of Zoning Appeals fee schedule 
Board of Zoning Appeals meeting schedule 
Violation Notice from 6/7/23 
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BZA2023-12 
REQUEST FOR VARIANCE 

Department: Planning & Zoning 

Development Director: David Miller 

Application:  
Location: 

Variance to allow a commercial kennel
6200 Colerain Avenue

Parcel(s): 
Meeting Date: 

510-0074-0033-00
September 6, 2023

Applicant: 

The applicant, R'Nesa Hardman, is the property owner of 6200 Colerain Avenue.

Case Summary: 

The applicant is requesting approval to use her property as a commercial kennel. The applicant is 
already using the property for dog grooming and recently received a zoning certificate for that 
purpose. Staff considered the use of a commercial kennel, however, to be of improved intensity. 

Staff Recommendation: 

Staff recommends Approval of the requested appeal, subject to the following condition: 

1. Installation of any sound barrier that the Board of Zoning Appeals feels could limit the
disturbances to neighboring residencies caused by animal noises

Rationale: 
Given the unique division of the lot between Colerain Township and Green Township,
coupled with the lack of lot frontage on the lot that lies within Colerain Township, it is
staff’s opinion that, through no fault of the property owner, an undue burden is placed upon
the property that will severely undermine the options for using the property in the future. As
such, it is staff’s opinion that a variance should be provided to the applicant to use this
property as a commercial kennel.  
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Staff Report: 

Request:  

Location: 
Parcel:  
Meeting Date: 
Prepared by: 

Board of Zoning Appeals 
Case # BZA2023-12 
The property owner is 
requesting a variance from the 
Colerain Township Zoning 
Resolution. 
6200 Colerain Avenue 
510-0074-0033-00
September 6, 2023
David J. Peters 
Development Officer

Applicant / Property Owner: 

The applicant, R’Nesa Hardman, is requesting: 

1. To use the property at 6200 Colerain Avenue as a commercial kennel for dogs.
a. This use is currently permitted in B-2, but only on lots that are greater than five acres

in size. The property located at 6200 Colerain Avenue is 0.177 acres. The applicant
also owns an adjacent property (6200 Colerain Avenue, Green Township), which is
0.247 acres. Given that the area of the combined properties is 8.48% of the five-acre
requirement, the applicant is requesting a variance for the size requirement.

b. For properties used as commercial kennels, all structures (except fences, exterior
storage, refuse and supplies) must be a minimum of 100 feet from all lot lines. Given
the small size of the property, this requirement cannot be met, and the applicant is
requesting a variance for the setback requirement.

Case History: 

The property located at 6200 Colerain Avenue is zoned B-2 General Business District and is 
currently being used as pet care facility, which includes animal grooming. Prior to this use, the 
property had been used as a childcare facility.  

Current Proposal: 

In addition to uses permitted by right, such as pet care and dog grooming, the applicant is also 
proposing to use the property located at 6200 Colerain Avenue as a commercial kennel.  

Applicable Zoning Regulations: 

It is Staff’s opinion that the following are the primary Articles of the Colerain Township Zoning 
Resolution that are of most importance in the matters involved in this case: 
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Article 8 – Table 8-1: Business Use Table

 
 
  
 

Article 8 – §8.4.4 Commercial Kennels 
 
§8.8.4 (B): There shall be a minimum lot area of 5 acres. 
 
§8.4.4 (C): All structures except fences, exterior storage, refuse, or supplies shall be setback 
a minimum of 100 feet from all lot lines. 
 

  
Review Criteria: 
 
Article 4: Development Review and Procedures 
 
4.4 Appeals, Variances, and Conditional Uses 
 

§ 4.4.2 Variance Review Criteria 
 
The following criteria shall be used to review all applications for variances: 

 
(A) The Board shall not be authorized to grant a variance for a use that is otherwise 

prohibited in the zoning district in which the property is located. 
 

(B) The Board may authorize a variance when such variance will not be contrary to the 
public interest, where, owing to special conditions, a literal enforcement of the 
resolution will result in unnecessary hardship, and so that the spirit of the 
resolution shall be observed and substantial justice done; 
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(C) The Board of Zoning Appeals may impose such conditions and restrictions upon 
the property benefited by a variance as the Board of Zoning Appeals may deem 
necessary to comply with the standards set forth in this section, to reduce or 
minimize the impact of such variance upon other property in the neighborhood and 
to further the purpose and intent of this Resolution. 

 
(D) No grant of a variance shall be authorized unless the Board of Zoning Appeals 

finds that such variance from the provisions or requirements of this Resolution will 
not be contrary to the public interest, and owing to special conditions pertaining to 
a specific piece of property, the literal enforcement of the provisions or 
requirements of this Resolution would cause unnecessary hardship. The Board of 
Zoning Appeals may attach thereto such conditions regarding the location, 
character and other features of the proposed structure or use, as it may deem 
necessary in the interest of the furtherance of the purposes of the Resolution and in 
the public interest. 

 
(E) No variance shall be considered or granted by the Board of Zoning Appeals, which 

would allow a change in use of a parcel, building or structure where such change of 
use could be accomplished by a redistricting of the subject property. 

 
Duncan Factors 
 

1. Whether the property in question will yield a reasonable return or whether there can 
be beneficial use of the property without the variance; 
 

2. Whether the variance is substantial; 
 

3. Whether the essential character of the neighborhood would be substantially altered or 
whether adjoining properties would suffer a substantial detriment as a result of the 
variance; 
 

4. Whether the variance would adversely affect the delivery of governmental services; 
 

5. Whether the property owner purchased the property with the knowledge of the 
zoning restriction; 
 

6. Whether the property owner’s predicament feasibly can be obviated through some 
method other than a variance; and 
 

7. Whether the spirit and intent behind the zoning requirement would be observed and 
substantial justice done by granting the variance. 

 

Staff Recommendation:  
 
Approval of the requested variances to §8 Table 8-1, §8.8.4 (B), and §8.8.4 (C) with the following 
conditions: 
 

1. Any sound barrier the Board of Zoning Appeals feels could limit the disturbances to 
neighboring residencies caused by animal noises. 
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Staff Findings: (Based on the proposed site plan, the applicant’s justification letter, Staff’s 

interpretation of the Colerain Township Zoning Resolution, and the Variance 
Review Criteria, and Duncan Factors as listed above;) 

 
1. It is Staff’s opinion the property in question will NOT yield a reasonable return without the 

variances; 
2. It is Staff’s opinion that the request itself IS substantial in nature; 
3. It is Staff’s opinion the essential character of the neighborhood would NOT be substantially 

altered or whether adjoining properties would suffer a substantial detriment as a result of the 
variances; 

4. It is Staff’s opinion that granting the variances would NOT adversely affect the delivery of 
governmental services; 

5. It is Staff’s opinion the property owner who purchased the property DID have knowledge of 
the zoning restrictions; 

6. It is Staff’s opinion the property owner’s predicament feasibly CANNOT be obviated 
through some method other than a variances; and 

7. It is Staff’s opinion that the spirit and intent behind the zoning requirement WOULD be 
observed and substantial justice done by granting the variances. 

 
Rationale: 
 

1. Given the unique division of the lot between Colerain Township and Green Township, 
coupled with the lack of lot frontage on the lot that lies within Colerain Township, it is 
staff’s opinion that, through no fault of the property owner, an undue burden is placed upon 
the property that will severely undermine the options for using the property in the future. As 
such, it is staff’s opinion that a variance should be provided to the applicant to use this 
property as a commercial kennel. 
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APPROVED 

ZONING COMMISSION 

COLERAIN TOWNSHIP 

HAMIL TON COUNTY, OH 

06/28/2023
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