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DATE:   October 4, 2017 

TO:   City of Hudson Planning Commission for 

   October 9, 2017 Planning Commission Meeting 

FROM:  Mark Richardson, Community Development Director 

SUBJECT:  Conditional Use Application 

   1230 Hudson Gate Drive 

Commercial Operations that Involve (Parking) of Vehicles    

   District 8 

 

PC Case No.  2017-1809 

 

Project Introduction 

 

Application has been received from Mr. Paul Zivich for conditional use approval of an outdoor 

storage facility at 1230 Hudson Gate Drive. The Land Development Code name for this activity 

is “commercial operations that involve operation, parking, and maintenance of vehicles”.  The 

proposal is rental space for the storage of boats, RVs, and campers within a fenced area behind 

and to the west side of an existing building.  The storage area will be graveled and storm water 

management will be provided to handle the increased impervious surface area. The property and 

surrounding properties are in District 8 – Industrial/Business Park.  The properties surrounding 

the subject property are industrial and warehousing uses except for the land to the south which is 

vacant. The proposed use is conditional in District 8. 

 

The following information is attached to this report: 

1. Select pages from the site improvement plans submitted by Weber Engineering 

September 11, 2017 

2. Preliminary comments from Associate Planner Kris McMaster dated September 7, 2017 

 

Applicable District Requirements, Section 1205.11, District 8 

 

Staff has reviewed the proposal against zoning district standards at Section 1205.11 for District 

8.  The proposal conforms with these standards.  We note that Hudson Gate Drive is a private 

drive and sidewalks have not been required for projects on this street, especially those with such 

limited scope.  

 

Applicable Conditional Use Standards, Section 1206.02 

 

The proposed operation is permitted as a conditional use within District 8.  The application is 

subject to compliance with the general conditional use standards of Section 1206.02.  The 

general standards are as follows: 

(1) The use is consistent with the policies and intent of the Comprehensive Plan.     
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(2) The use is physically and operationally compatible with the surrounding neighborhood.   

(3) The use can generally be accommodated on the site consistent with any architectural and 

design standards set forth in the applicable district regulations of this Code.  

(4) Access points are located as far as possible from intersections and adequate sight 

distances are maintained. 

(5) On-site and off-site traffic circulation patterns shall not adversely impact adjacent uses. 

(6) The use will be adequately served by public facilities and services  

(7) The use provides adequate off-street parking on the same property as the use. 

(8) The use will be screened with fencing and/or landscaping in excess of what is required in 

of this Code if the use may otherwise result in an adverse impact.  

(9) The use is proposed at a density consistent with that of the existing neighborhood. 

 

The use is also subject to standards specific to this use as follows, enumerated according to the 

Land Development Code:  

(6) All vehicle maintenance or repairs shall be wholly conducted within an enclosed 

structure. 

(8) Bulk storage in excess of one thousand (1,000) gallons of flammable liquids or in excess 

of one hundred twenty-five (125) cubic feet of flammable gases shall be underground. A 

disaster/spill plan shall be completed and shall remain on file with the Fire and Police 

Departments. 

10) Adequate vehicle turning areas shall be provided on the site so that vehicles and 

equipment can be maneuvered on site without interrupting traffic flow or blocking public 

streets. 

16) The use or building housing such use shall be located a minimum of five hundred (500) 

feet away from the lot line of any residential use, except for a transfer station or any 

building housing a transfer station, shall be located a minimum of one thousand (1,000) feet 

away from the lot line of any residential use. 

17) All property lines that adjoin a residential use or district shall be screened with a 

bufferyard that is equivalent or exceeds screening provided by Bufferyard E as defined 

in Section 1207.04 of this Code. 

(19) Special Conditions for Outdoor Activity and Storage Areas. 

(A) Outdoor operations or activities shall not include the storage or accumulation of 

waste products, including tires, waste oils, grease, or other flammable, toxic, or 

hazardous materials. 

(B) The manner of outdoor operations or activities shall facilitate access for firefighting, 

shall prevent hazards from fire or explosion, and shall prevent accumulation of stagnant 

water. 

 

The proposed use is in compliance with the applicable general and specific standards. 

 

Applicable Zoning Development and Site Plan Standards, Section 1207 

 

Staff has examined the proposed plans against zoning development and site plan standards at 

Section 1207.18.  We comment on the following factors. 

Landscaping:  Few landscaping requirements apply.  Staff suggests landscaping in or 

around the storm water management basin to the extent possible to screen the sightline 

gap between the chain link fence and concrete wall. 

 

Vehicular Access/Driveway Curb Cuts:  The property presently shares a driveway with 

the property to the west.  The applicant is proposing to replace the shared drive by 

https://library.municode.com/oh/hudson/codes/code_of_ordinances?nodeId=PTTWELVEPLZOCO_CH1207ZODESIPLST_1207.04LABU
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adding a separate drive to serve the subject property alone.  Staff is satisfied with this 

plan. 

 

Parking:  There is little need for customer parking as most visitors to the site will simply 

be delivering vehicles to be stored.  A few spaces will be provided on a concrete pad on 

the west side of the building including one handicapped space. 

 

Engineering and Emergency Access:  The proposed plans illustrate a storm water 

management plan and drive aisles to insure emergency access to the entire site as 

required.  Final plans must address any comments provided by the Engineering and Fire 

Departments.         

 

Special Development Standards, Section 1207.19 

 

Outdoor storage, loading areas, trash collection areas, and other service structures are subject to 

the following standards: 

a. Any outdoor storage (area) … shall be screened from public view pursuant to the 

requirements set forth in Section 1207.04(m), screenings and landscaping for service 

structures. 

b. Outside storage must be on a dust free surface. 

c. Materials stored outdoors shall be located to permit the free access of firefighting 

equipment around the periphery of all structures at all times. 

 

The proposal is in compliance with the above standards.  We note that the outdoor storage area 

will be enclosed with a chain link fence with a mesh fabric liner except on the north side where a 

concrete wall with a stone façade will be provided.  We have the following comments on the 

screening: 

a. Plans note that the fence will be erected “on the property line”.  The note should be 

revised to state that the fence will be erected “at the property line” to clarify that no part 

of the fence or its footers may intrude onto adjacent property. 

b. The height and details of the proposed concrete wall with stone façade must be submitted 

for approval. The applicant should consider applying a brick façade instead as it would 

be more in keeping with adjacent development. 

c. The chain link fence details do not appear to be completely consistent with what is the 

intended installation, an eight-foot tall chain link fence and gate lined with a mesh fabric.  

Specifically, the height, whether the fence will be vinyl clad or not, and whether the liner 

will be on the inside or the outside of the fence should be specified. 

   

Findings: Section 1206.02(b) Conditional Uses General Criteria and Standards  

 

Staff finds that the project is in substantial compliance with Land Development Code 

requirements.  

 

Required PC Action, Section 1203.05(a)(3) Conditional Uses  

 

Planning Commission shall take final action on an application for conditional use by approving, 

approving with conditions, or denying such application. 

 

All decision of the Commission shall be based on written findings of fact related to the relevant 

standards of the Code. 
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Recommendation 

 

Approve the application for conditional use approval in Case No. 2017-1809 for a commercial 

operation that involves the operation, parking and maintenance of vehicles proposed for 1230 

Hudson Gate Drive according to plans submitted September 11, 2017 with the following 

conditions:  

 

1. Landscape the storm water management basin to the extent possible to screen the 

sightline gap between the chain link fence and concrete wall. 

2. Final plans must address any comments provided by the Engineering and Fire 

Departments. 

3. Plans must be revised to address the comments in the staff report dated October 4, 2017 

concerning screening details for outdoor storage areas. 
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DATE: 

 

September 7, 2017 

 

TO: Barb Zivich; pbziv1@gmail.com 

 

FROM: Kris McMaster, Associate City Planner, Community Development 

 

SUBJECT: Site Plan and Conditional Use submittal for 1230 Hudson Gate Drive 

 
 

 

Staff understands you are proposing to purchase the property at 1230 Hudson Gate Drive with plans 

to establish a RV/Boat/Camper Storage facility at the site. Based on review of the preliminary plans 

received August 31, 2017, staff offers the following preliminary comments.  
 

Assumptions/Observations: 

1. The proposed development will consist of installation of an eight-foot fence in the side and rear 

yards while providing screening of the service structures and equipment to be located on a 

gravel pad.  There will be a keyless entry pad to the newly constructed gate to enter the 

property for self-entry to the owners renting space for their boats, RV’s -Camper storage. 

Future plans may consist of possible interior renovations to the existing 60,000 square foot 

building,  

2. The site is located within the interior of zoning District 8 with the nearest residential use being 

within the District 8 Overlay located approximately 450 feet to the south.    

  

Site Plan Conformance with LDC Standards: 

 

Section 1205.11: District 8 Regulations 

1. Use: “Commercial operations that involve operation, parking, and maintenance of vehicles” are 

permitted as a conditional use within District 8.      

2. Setbacks: Fencing proposed shall have a maximum height of 8 feet within the side and rear 

yard.   Additions are not proposed to the existing building however some interior modification 

may occur in the future.  The existing building appears to conform to setback requirements.       

3. Parking: Parking areas must be setback 25 feet from the public right of way.  The submitted 

preliminary plan is in compliance with this requirement.                    

4. Loading Areas:  There are existing loading areas to the west and rear sides of the building.  

5. Pedestrian Amenities:  Sidewalks do not exist along Hudson Gate Drive and are not required 

due to the limited scope of improvements.  Sidewalks should be incorporated along the limited 

portion of the building façade which feature handicap parking and any customer/visitor 

parking.  Sidewalks have not been required for larger recent projects on Hudson Gate Drive.    

 

 



 

Section 1206 Conditional Use: 

Commercial operations that involve operation, parking, and maintenance of vehicles are permitted 

as a conditional use within District 8.     The use is subject to compliance with the general criteria 

and standards applicable to conditional uses per Section 1206.02(b).  The proposed use of the 

facility is in compliance with the applicable standards.   

 

Section 1207.18:  Development and Site Plan Standards 

 

1. The limits of disturbance should be noted on the plans. 

2. Wetland protection:  Not applicable as suspect areas were not observed at or adjacent to the 

subject property.   

3. Impervious surface coverage:  Maximum impervious surface coverage of 75% is permitted 

for development within Districts 6 and 8.  The proposed plan appears to comply with the 

applicable requirement; however, a summary table must be added indicating the existing and 

proposed impervious surface coverage.    

4. Landscaping: 

i. Perimeter parking landscaping: 10 foot depth landscaping must be incorporated 

between the street and the parking areas. 

ii. Bufferyard:  Bufferyards are not applicable as the property is adjacent to District 8 

zoned land on all sides.     

iii. Interior island landscaping:  Interior landscaping is required for parking areas in excess 

of 6,000 square feet or 20 spaces.  The current layout would not require interior 

plantings as the parking areas are broken down into several smaller lots ranging from 

seven to 15 spaces. 

iv. Screening of service structures and equipment – screening is required for the proposed 

storage areas.  A fence, wall, plantings or combination of these should be incorporated 

to establish an effective all-season enclosure.     

 

5. Stormwater Management:  design to be reviewed by City of Hudson Engineering Dept. 

 

6. Vehicular Access/Driveway Curb Cuts: Property currently has a shared driveway with the 

adjacent property to the west which will require an easement agreement to be in place with 

both property owners.  Staff would suggest the property to have their own driveway curb 

due to the nature of the proposed business of storing RV’s and boats. 

 

7. Parking  

i. Count:  Facilities are required to provide one space for each employee on the shift with 

the highest number of employees.  The application should include a brief statement 

regarding the anticipated parking demands.   

ii. Paving:  Parking areas shall be paved with asphalt or concrete surface. Submitted plan 

shows gravel except for handicapped spaces. 

iii. Wheel stops or continuous curbs shall be provided at each parking area.    

iv. Stall dimensions:  Parking layout should be in compliance with Section 1207.12 (K).  

Staff suggests considering use of a one way circulation pattern and angled parking 

stalls to minimize the needed drive aisle width and to maximize available storage 

areas.   

v. Exterior lighting:  a lighting plan including photometrics should be submitted for any 

proposed lighting prior to issuance of a zoning certificate. 

    



 

8. Traffic Analysis:  The need for a traffic impact analysis will be determined by the City 

Engineer.   

 

9. Design Review Committee for District 6 and 8:  Since this is an administrative review, the 

architectural design is not required to review the application by the subcommittee for 

compliance with Section 1207.18(h).      

 

Section 1207.19 Special Development Standards   

1. Outdoor Storage, Loading Areas, Trash Collection Areas, and Other Services Structures.  

The following standards are applicable to outdoor storage areas:   

i. Any outdoor storage, loading areas, trash collection areas on a lot shall be screened from 

public view pursuant to the requirements set forth in Section 1207.04(m), Screenings and 

Landscaping for Service Structures. 

ii. Outside storage must be on a dust-free surface. 

iii. Materials stored outdoors shall be located so as to permit the free access of firefighting 

equipment around the periphery of all structures at all times. 
 

Comment:  The preliminary plan appears to be in compliance with the applicable conditions.  

Staff will accept an application for the October 9, 2017 meeting through September 11, 2017.    


