
AGENDA

April 17, 2018

PLANNING COMMISSION/BOARD OF ZONING APPEALS

7:00 PM

Roll Call
 
Minutes
 
     Meeting of March 5, 2018
 
Cases
 
CASE NO. 2018­2024
Rabbi BenTravis, the representative for the Cincinnati Hebrew Day School/Atara High 
School, is requesting a variance from Village Code Section 154.14 (A). The variance 
would allow for the installation of a 6’ high fence surrounding the playground in the 
rear of the building at 6701 Elbrook Avenue.
 
CASE NO. 2018­2023
Dara Wood and Kathy Hass, the representatives for Adath Israel Synagogue are 
requesting a variance to Village Code Sections 154.25 (C) and 154.12 (A). The 
variances would allow the installation of four new bollards along the front driveway, 
modifications to the existing lighting and additional exterior building lighting.
 
New Business
 
Adjournment
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MINUTES OF THE REGULAR MEETING OF THE AMBERLEY VILLAGE  

BOARD OF ZONING APPEALS/PLANNING COMMISSION  

HELD AT THE AMBERLEY VILLAGE MUNICIPAL BUILDING 

MONDAY, MARCH 5, 2018 

Chairperson Richard Bardach called to order a regular meeting of the Amberley Village Board of 

Zoning Appeals/Planning Commission held at the Amberley Village Municipal Building on 

Monday, March 5, 2018 at 7:00 P.M. 

Roll was called: PRESENT: Richard Bardach, Chairperson 
     Susan Rissover 
     Scott Rubenstein       
     Scott Wolf 
              
  ALSO PRESENT: Kevin Frank, Esq., Solicitor 
     Scot Lahrmer, Village Manager 
     Nicole Browder, Clerk 
     Wes Brown, Zoning & Project Administrator   
        
Chair Bardach welcomed everyone to the meeting and led them through the pledge of allegiance. 

Chair Bardach asked if there were any corrections to the minutes of the February 5, 2018 meeting 

minutes. There being none, the minutes were accepted as submitted.  

Case No. 2022 

Chair Bardach introduced the application from James and Ava Frank, property owners of 3530 

Section Road, requesting a variance from village code section 154.14 (A) to allow for 

approximately 44’ of 6’ high fencing along the rear property line of their residence. 

Chair Bardach offered the applicant the option of waiting until all five members of the board were 

present as Board Member Rick Lauer was unable to attend this meeting.  Ms. Frank chose to 

continue with the hearing. 

Wes Brown, Zoning & Project Administrator for the Village, provided the staff report for the 

application.  He informed the Board that Mr. and Mrs. Frank purchase the home approximately 

four and half years ago with the understanding that they owned most of the wooded area in the 

rear and side yards.  The applicant’s letter to the board stated this was their belief based on 

information provided to them by the seller, her agents, and information from the Hamilton County 

Auditor’s website. 

Mr. Brown explained that after the adjacent property owners of 6980 Knoll Road surveyed their 

property, it was discovered that the neighbor’s property line extends to approximately 10’ from 

Mr. and Mrs. Frank’s patio.  The property line location and incorrect Auditor’s information was 

confirmed by a second survey. 

Mr. Brown noted that the property at 6980 Knoll Road is higher and looks down onto the back of 

the house at 3530 Section Road.  He also stated that there was a zoning approval granted for a 

temporary structure to cover the house at 6980 Knoll Road during replacement of the roof.  The 

temporary structure is still in place due to complications in the roof replacement and issues with 

the contractors. 
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Mr. Brown stated that in the fall of 2017, Mr. and Mrs. Frank met with their neighbors and were 

informed that they intended to remove most of the plants and trees in the wooded area that 

borders the properties.  This work began shortly after their meeting. 

Mr. Brown stated that the applicant’s letter to the board states that when the work is completed 

there will no longer be a border to shield the view of their home and yard, and the patio will no 

longer be private.  The letter also states that at the present time the people working on the property 

6980 Knoll Road have a clear view into the family room, bedroom, and four-seasons room. 

Mr. Brown explained that the applicant has proposed a privacy fence that is intended to provide 

some of the privacy they once enjoyed and to block their view of the neighbor’s property.  They 

have also explored planting trees and intend to do so in parts of their property, however, the slope 

of the yard in that rea of the proposed fence, they feel that planting trees is not possible.  

Chair Bardach invited the applicant to speak. 

Mrs. Frank informed the Board that the fencing is part of a landscape project developed by 

Forever Green Landscaping to re-establish privacy with the correction of the property lines.  She 

stated that the fence would not be visible from the street and would provide privacy of the patio 

and den which are 10 and 25 feet from the property line.  She stated evergreens would complete 

the project and enhance, not compromise the village’s standards.  She noted that her neighbor, 

who was present in the audience, came in full support of her plans. 

Chair Bardach asked if anyone else present would like to speak.   

Mr. Lukas Ruecker, property owner at 6980 Knoll Road, stated that due to the slope of the 

properties, their view is looking down onto the Frank’s property.  He stated he was supportive of 

the fence.  He then shared his plans with the board to replant non-invasive species on his 

property. 

Mr. Wolf asked Mr. Ruecker if the honeysuckle that was removed previously blocked the view of 

the home from the road.  Mr. Ruecker confirmed that was the case, and elaborated that his wife 

was aware of invasive species as identified by the State of Ohio which is why the honeysuckle 

was removed.  Mr. Ruecker continued to explain the overall replanting plans with the board that 

included removal of all dead trees and honeysuckle, and new plantings of evergreens and native 

species. 

Mr. Rubenstein asked if it would be accurate that the two neighboring properties are the only ones 

that would see the fence.  Ms. Rissover stated that she believed it would be viewable from the 

street.  Discussion was held among the board on various viewpoints and whether portions of the 

fence would be seen from street view due to the hilly topography of the properties. 

Chair Bardach asked if the Village had received any communications regarding this application.  

Mr. Lahrmer confirmed that he had not received any. 

After general discussion regarding the possibilities of how the property lines could have been 

changed, Chair Bardach moved to approve the application as submitted. 

Mr. Wolf noted for the record that this was a unique case as far as the property lines being wrong 

at the auditor’s office for a long period of time, and that the variance affects the two neighbors, 

therefore, he is in favor of granting the request. 
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Ms. Rissover asked if the solution could be referred to as a privacy screen versus a fence.  There 

was discussion regarding the village code definition of a privacy fence, and that this request would 

not fit.  The board discussed how to limit the extension of this fence and if conditions could be 

applied to this fence. 

Mrs. Frank commented that there is an extension of a fenced area for dogs that comes off of the 

house and asked if that could be the extension for the fence, which has been in place for 10 years. 

Ms. Rissover asked if there was a variance in place for the existing dog area and Mr. Brown 

confirmed that was a variance in place. 

Solicitor Frank informed the board that privacy panels are typically attached to the house and 

limited in length.  He stated it would take care of a portion of the proposed fence, but not the entire 

44 feet. 

Mr. Rubenstein stated that he agreed with the applicant’s needs and other comments made by 

the board, therefore, he is in favor of approving it.  He asked if there was a way to limit the approval 

to this specific situation. 

Solicitor Frank encouraged the board to identify why this property was different from the others 

wanting a 6-foot fence.  He stated the change conditions for the situation have been stated such 

as the steep hillside looking down onto the other property and the difference in property 

boundaries after survey. 

Mr. Wolf seconded the motion and it carried unanimously. 

NEW BUSINESS  
 
Chair Bardach informed the Board that it has been confirmed that it did discuss the back lighting 
and exterior lighting of the exterior signs on the Mercy Health medical office building at its April 4, 
2017 regular meeting at which time the signs and lighting were approved, following up on a 
previous item discussed last month. 
 
Mr. Wolf asked that with regard to the Reading residents, is the actual installation and location of 
the exterior sign on the western facing wall of the Mercy building that was moved from the 
southern end of the wall to the northern end contrary to what was approved last year since the 
sign on the northern facing building facade was removed from the plans due to its potential impact 
on Reading residents. 
 
There was discussion on how many signs were approved.  Mr. Frank confirmed that two ground 
mounted signs were approved in addition to the three signs on the exterior of the building.  Mr. 
Brown confirmed that permission was granted administratively for the installation of the sign on 
the south wall such that the Board had to approve a variance for the two signs on the other exterior 
walls. 
 
Chair Bardach restated that the Board requested this item be reviewed and it was confirmed the 
signs were approved in April 2017. 
 
Next, Mr. Wolf inquired about the temporary roof structure that was approved for 6980 Knoll Rd. 
next door to the Frank’s property, and whether it should be revisited if the project is not complete.  
Mr. Brown stated the original zoning approval was granted for 90-120 days, and the property 
owner has explained that the original contractor damaged the bricks as he was taking them off of 
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the roof, and the bricks are a custom mold which has become problematic in the process to repair.  
He stated that he has been in contact with the property owner to re-apply for an extension and 
provide some detail as to what process is being pursued to repair the roof.   
 
There being no further business the meeting was adjourned.  

       

_____________________________________ 

Nicole Browder, Clerk 

 

_______________________________ 

Richard Bardach, Chairperson  
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 BOARD OF ZONING APPEALS
MEETING NOTICE

 

 WHEN: April 17, 2018 at 7:00 PM
 

 WHERE: Amberley Village Municipal Building, 7149 Ridge Road
 

 FROM: Scot Lahrmer, Village Manager
 

 

Please be advised there will be a public meeting held by the Amberley Village 
Board of Zoning Appeals on Tuesday, April 17, 2018 at 7:00 p.m. in the 
Council Chambers of the Amberley Village Municipal Building, 7149 Ridge 
Road. The public meeting will be held to review the following item:

Rabbi BenTravis, the representative for the Cincinnati Hebrew Day School/Atara 
High School, is requesting a variance from Village Code Section 154.14 (A). 
The variance would allow for the installation of a 6’ high fence surrounding the 
playground in the rear of the building at 6701 Elbrook Avenue.

If you are interested in reviewing the application you may do so Monday through 
Friday, 8:00 a.m. to 4:00 p.m. at the Amberley Village Municipal Building, 7149 
Ridge Road or you may attend the April 17, 2018 Board of Zoning Appeals 
public meeting. If you should have any questions, please feel free to contact Scot 
Lahrmer at (513) 531-8675.

 

 

cc: 6701 Elbrook LLC, 4555 Lake Forest Drive, #645
Moshe & Ruth Greenbaum, 6761 Elbrook Avenue
Mark & Michelle Kirschner, 2182 Bluegrass Lane
Barbara Goldey, 2177 Bluegrass Lane
Avraham Motzen, 2179 Bluegrass Lane
Novelart Mfg. Co., P.O. Box 37191
Ohio Pulp Mills Inc., 2100 Losantiville Avenue
KMHR II LLC, 6550 Wiehe Road
Shepherd Real Estate LLC, 6516 Wiehe Road
Members of the Board of Zoning Appeals
Mayor Thomas C. Muething
Amberley Village Council Members
Scot F. Lahrmer, Village Manager
Kevin Frank, Wood & Lamping LLP
Village Posting Boards (5)
Cincinnati Enquirer

POSTED 04/06/2018
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Amberley Village Board of Zoning Appeals Staff Report
 

April 17, 2018
 

Subject:
6701 Elbrook Avenue
 

Variance:
6' High Fence
 

Item: Case#2018-2024
 

Variance Request: Rabbi BenTravis, the representative for the Cincinnati Hebrew Day School/Atara 
High School, is requesting a variance from Village Code Section 154.14 (A). The variance would allow 
for the installation of a 6’ high fence surrounding the playground in the rear of the building at 6701 
Elbrook Avenue.
 

Zoning Code Review: Section 154.14 Fences, Walls and Hedges states: ‘Notwithstanding other 
provisions of the Zoning Code, fences, walls and hedges not exceeding four and a half feet in height may 
be permitted in any required side or rear yard or along the edge of any yard, provided that no fence or 
wall, along the sides or front edge of any front yard or in any part of the front yard shall be permitted. 
Hedges not over two and a half feet in height may be permitted in a front yard.
 

Variance Review: Citing the increasing need for security at schools and places of worship, Rabbi 
Binyamin Travis has submitted plans to install a 6' high chain link fence around the asphalt recreational 
area behind the Cincinnati Hebrew Day School located at 6701 Elbrook Avenue.

Rabbi Travis has also submitted a letter from the Jewish Federation of Cincinnati, showing support for 
the fence, stating the increase in attacks and vandalism and presenting several cases of attacks in the US 
and around the world.

The 6701 Elbrook property is surrounded by residential properties to the north and east, Industrial B 
properties to the west and a mixture of residential and business properties to the south (in Golf Manor).

The recreational area to be fenced is adjacent to the rear of the building and sits lower in elevation than 
the right of way for Elbrook Avenue. The fence is proposed to be 6' high with barbed wire at the top, 
approximately 114' south of the residential properties on Bluegrass Lane, 270' west of the right of way 
line for Elbrook Ave and 375' from the front of the houses to the east along Elbrook.

The north property line is lined with trees that separate the schoolyard from the residential properties on 
Bluegrass Lane and there are trees between the building and Elbrook Avenue to screen the property from 
the street.

Village Code Section 154.14 states that fences shall not exceed four and a half feet in height, therefore a 
variance is required for the project.
 

Project Recommendations: Staff recommends consideration of the request on its merits.
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 BOARD OF ZONING APPEALS
MEETING NOTICE

 

 WHEN: April 17, 2018 at 7:00 PM
 

 WHERE: Amberley Village Municipal Building, 7149 Ridge Road
 

 FROM: Scot Lahrmer, Village Manager
 

 

Please be advised there will be a public meeting held by the Amberley Village 
Board of Zoning Appeals Tuesday, April 17, 2018 at 7:00 p.m. in the Council 
Chambers of the Amberley Village Municipal Building, 7149 Ridge Road. The 
public meeting will be held to review the following item:

Dara Wood and Kathy Hass, the representatives for Adath Israel Synagogue are 
requesting a variance to Village Code Sections 154.25 (C) and 154.12 (A). The 
variances would allow the installation of four new bollards along the front 
driveway, modifications to the existing lighting and additional exterior building 
lighting.

If you are interested in reviewing the application you may do so Monday through 
Friday, 8:00 a.m. to 4:00 p.m. at the Amberley Village Municipal Building, 7149 
Ridge Road or you may attend the April 17, 2018 Board of Zoning Appeals 
public meeting. If you should have any questions, please feel free to contact Scot 
Lahrmer at (513) 531-8675.

 

 

cc: Adath Israel Congregation, 3201 East Galbraith Road
Catherine & Gloria Fiore, 8120 Ridge Road
Linnea Jean Bowling Woodward, 8100 Ridge Road
Henry Bell, 3140 Fairhaven Lane
Irwin & Kathleen Wise, 3160 Fairhaven Lane
Hilda Marshall-McEntire & Alexander McEntire, 3180 Fairhaven Lane
Jack & Beryl Hazen, 3200 Fairhaven Lane
Neal & Miran White, 3220 Fairhaven Lane
Megan Moglia & Scott Jagow, 3050 E. Galbraith Road
Joshua Hobson, 3240 E. Galbraith Road
James & Carolyn Alley, 3220 E. Galbraith Road
Robert & Siriporn Ford, 3200 E. Galbraith Road
Lynn Pundzak & Kimberly Barrens, 3190 E. Galbraith Road
William & Maryann Glasgow, 3180 E. Galbraith Road
Rhonda Juliano & June Huelskamp, 3160 E. Galbraith Road
Erica & Casper Agyeman-Duah, 4190 Matson Ave., #4
Michael & Jamie Carle, 3120 E. Galbraith Road
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Alan Weiner, 3100 E. Galbraith Road
Denise Wagner, 3050 E. Galbraith Road
Members of the Board of Zoning Appeals
Mayor Thomas C. Muething
Amberley Village Council Members
Scot F. Lahrmer, Village Manager
Kevin Frank, Wood & Lamping LLP
Village Posting Boards (5)
Cincinnati Enquirer

POSTED 04/06/2018
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Amberley Village Board of Zoning Appeals Staff Report
 

April 17, 2018
 

Subject:
3201 East Galbraith Road
 

Variance:
Lighting upgrade and additional lighting fixtures
 

Item: Case#2018-2023
 

Variance Request: Dara Wood and Kathy Hass, the representatives for Adath Israel Synagogue are 
requesting a variance to Village Code Sections 154.25 (C) and 154.12 (A). The variances would allow 
the installation of four new bollards along the front driveway, modifications to the existing lighting and 
additional exterior building lighting.
 

Zoning Code Review: 154.12 Accessory Structures (A) No accessory structure shall be erected in any 
required front yard.
 

Variance Review: As part of their visibility and security upgrades in and around the Synagogue, the 
representatives of Adath Israel have submitted plans to upgrade the existing exterior lighting and 
add additional lights around the perimeter of the building.

The letter to the Board, states that the existing lighting does not sufficiently illuminate the building and 
for security and safety purposes, they would like to add additional flood and canopy lights.

The new lights, as well as the existing lights, would be upgraded to 50 watt LED fixtures and would be 
mounted at the top of the building to illuminate the ground at the base of the building. The plan also 
proposes to add 4 bollards between the building and the driveway near the north entrance to the building 
and upgrade the rear parking lot pole lights.

The bollards will be 4" wide and 36" high with 16 watt LED fixtures and will be installed on a timer so 
they are not on overnight.

The 3 existing light poles in the rear parking lot are 20' high with 4-400 watt incandescent fixture on each 
pole. The new poles and LED fixtures would be installed at the same 20' height and consist of 4-281 watt 
fixtures, which is equivalent to the existing fixtures. The pole light in the northwest corner of the rear 
parking lot currently has 2-400 watt fixtures and is proposed to be upgraded with 3-281 watt LED 
fixtures.

The lighting plan submitted with the proposed upgrades show a reading of 0.0 foot-candles at the right of 
way light for Galbraith Road, on the east and south residential property lines. The reading at the west 
residential property line is 0.0 foot-candles at 8100 Ridge Road and 0.1 at 8120 Ridge Road. The reading 
at 8120 Ridge Rd drops to 0.0 foot-candles, approximately 20' into the rear yard.
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The rear of the house at 8120 Ridge Rd is approximately 235' west of the property line and 
approximately 277' from the existing/proposed new pole light in the northwest corner of the parking lot. 
The rear house is also screened with several trees and bushes.

It has been stated to staff that the parking lot lights are adjustable and will be installed with automatic 
dimmers to dim the lights when people are not present.

Adath Israel is a permitted conditioanl use in the Residence A Zoning District but does not have a 
conditional use permit to regulate improvements to the property, therefore a variance is required for the 
proposed lighting project.
 

Project Recommendations: The project is to be considered on its merits.
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