CLeRMONT  PLANNING COMMISSION
N COUNTYOS  era BE REPORT

FOR CONSIDERATION BY PLANNING COMMISSION ON APRIL 28, 2026

GOSHEN TOWNSHIP — ZONING TEXT AMENDMENTS

APPLICANT: Goshen Township Board of Trustees
6757 Goshen Rd.
Goshen, OH 45122

REQUEST: Text Amendments to the Goshen Township Zoning Resolution

PROPOSED TEXT AMENDMENTS:  Amendments establishing the M-3 Limited High-
Impact Industrial District and related standards.

CONTENT OF REPORT:
Exhibit A: Proposed text amendment

STAFF ANALYSIS:

Goshen Township has proposed text amendments to multiple articles and sections in order
to accommodate the establishment of an “M-3" Limited High-Impact Industrial District and
all related standards relevant to the establishment thereof.

The proposed text amendments are not in conflict with the provisions established in Section
519.12 of the Ohio Revised Code relative to the Township Zoning Authority. As the
recommendation of the Planning Commission is nonbinding, staff acknowledges that the
proposed text amendments are permissible, and the Township has the authority to process
them according to their discretion.

RECOMMENDATION:

Staff recommends a motion to RECOMMEND APPROVAL of the Goshen Township
Zoning Text Amendments as submitted.



GOSHEN TOWNSHIP, CLERMONT COUNTY
DEPARTMENT OF PLANNING & ZONING
6757 GOSHEN ROAD, GOSHEN OHIO, 45122
§iz7ee-3400 PHONE  §13.722-3100 FAX

ZONING COMMISSION APPLICATION APPLICATION NUMBER
FERS ) K -
MINOR ADJUSTMENT  PI/PDO/PUD RESIDENTIAL $1200 COMMERCIAL $1200° ' ZC 207600 5

MAJOR ADJUSTMENT  PD/PDO/PUL RESIDENTIAL $1400 COMMERCIAL $1400
TEXT AMENDMENT / ZONE CHANGE $2000

PLANNED UNIT DEVELOPMENT (PL}/ PDO/BEUN) $1400

ARCHITECTURAL REVIEW BOARD (Appeals) $1200.00

THERE SHALL BE NO REFUND OR PART THERECQKF ONCE PUBLIC ROTICE HAS BLEN GIVEN

DO NOT WRITE IN THIS SPACE

1. PROJECT ADDRESS: __ ZIP CODE;

& NAME [ §TRELT ADDRESS CITY ST | ZiP PHONE NUMBER
OWNER :
CONTRACTOR

DESIGNER

IO e lownship | 6757 Goshen YN Goshen 08| 4bizz |B3-772-3400

APPLICANTS
E-MAIL ADDRESS 5&5& &&%@MW\@ %O&\'\eﬁ ""d\ i % na/

3. ZONING COMMISSION ACTION REQUESTED: _
ZONECHANGEO  FROM ZONE L TOZONE_
Ph ¢ PDO @ PUD O
MINOR ADJUSTMENT TO A PD/PDO/PUD O
MAJOR ADJUSTMENT TO A PD/PDO/PUD O
TEXT AMENDMENT

A &TATE IN DETAIL ALL EXISTING & PROPOSED USES OF THIS BUILDING OR PREMISES

/ex-\' /-\mmo\mewgf églmh\ g Hf\e M-3 [m\rw& H\QJ\"
_lmjm Auadtiad Wi 5: rmo)\ cedobed shandards

5: SQUARE FEET: 6. USE: 7. HEFGET:

B. LST. START DATE: 5. EST. FINI$H DATE: 10, # O BIGNS: _

The owner of this project and undersigned do heleby certify that all the informnatjen and statements given on thig dpplication, draviingsand sptmﬁmtlons areta
the best of their knowiedge, true and correct, The applicant and owner of fhe veal property agres to grant Goshen Township Access to the property forreview and
ingpection refated to this Zowing Commission application.

NOTE: FILING THISAPPLICATION DOES NOT CONSTITUTE PERMISSION T0 BEGIN WORK.
(2 4/7/20z&
APPLICANT &5 TRE ] DATE
Y17 /2026

PRWR'S«S&NATURE DATE



RESOLUTION NO. R-012-2026

The Board of Trustees of Goshen Township, Clermont County, Ohio, met in regular session
on the 24™ day of March 2026 with the following members present:
Bob Hausermann, Chairperson
Dan Hodges, Vice Chairperson
Lisa Allen, Member

@/MSB}’J\ [L}Agcﬁ moved for the adoption of the following Resolution:

A RESOLUTION TO INITIATE TEXT AMENDMENTS TO THE GOSHEN TOWNSHIP ZONING
RESOLUTION TO ESTABLISH THE M-3 LIMITED HIGH-IMPACT INDUSTRIAL DISTRICT
AND RELATED STANDARDS

WHEREAS, pursuant to Ohio Revised Code (ORC) 519.02, the Board of Township Trustees
of Goshen Township, in the interest of the public health, safety, and welfare, may regulate
by resolution, in accordance with a comprehensive plan, the location, height, bulk, number
of stories, and size of buildings and other structures, percentages of lot areas that may be
occupied, sethack building lines, sizes of yards, courts, and other open spaces, the density
of population, and the uses of buildings, structures, and land for trade, industry, residence,
recreation, or other purposes in the unincorporated territory of the township; and

WHEREAS, pursuant to Ohio Revised Code (ORC) 519.12, the Board of Township Trustees
of Goshen Township, Clermont County, Ohio, desires to initiate text amendments to the
Goshen Township Zoning Resolution; and

NOW THEREFORE BE IT RESOLVED, by the Board of Township Trustees of Goshen
Township, Clermont County, Ohio:

Section 1. That the Board of Trustees hereby certifies the proposed text amendments to
the Goshen Township Zoning Resolution to establish the M-3 Limited High-Impact
Industrial District and related standards, as set forth in the following Exhibits, which are
attached hereto and incorporated herein by reference:

o Exhibit“A” - Amendment to Article 4, Section 4.01 and Table 4-1 (add M-3 Limited
High-Impact Industrial District);

e Exhibit“B” - Amendment to Article 5, Section 5.02.K (Purpose of M-3 District);

e Exhibit“C” - Amendment to Article 5, Section 5.03 and Table 5-1 (Permitted Use
Table —add M-3 column and high-impact industrial uses);

o Exhibit“D” - Amendment to Article 5, Section 5.04.E.4-5.04.E.7 (Use-Specific
Standards for M-3 industrial conditional uses);



o Exhibit “E” — Amendment to Article 5, Section 5.05.D and Table 5-3, and addition of
Sections 5.05.D.4 and 5.05.D.5 (M-3 site development standards and separation
requirements);

» Exhibit “F” - Amendment to Article 6, Sections 6.02 and 6.03 (ineligibility of M-3
properties for PD and PDO zoning);

o Exhibit “G” — Addition of Article 8, Section 8.03 (M-3 Performance Standards);

o Exhibit“H” - Amendment to Article 10, Section 10.05 to add Section 10.05.E (M-3
Buffer Requirements);

o Exhibit “I” - Amendments to Article 12, Sections 12.04 and 12.05 and Table 12-1
(M-3 parking, surfacing, access, and loading standards);

o Exhibit “J” — Amendment to Article 13, including Section 13.09 and Table 13-1 (add
M-3 to nonresidential signage provisions);

o Exhibit “K” - Amendment to Article 16 (Definitions) to add “Data Center,” “Landfill,”
“Metal Recycling Facility,” “Mine of Resources,” and “High-Impact Industrial Use.”

o Exhibit “L” - Amendment to Article 8, Section 8.02((3)(2) (add M-3 to barbed/razor
wire security fencing allowance)

Section 2. That the Board of Township Trustees of Goshen Township does hereby find and
determine that all formal actions relative to the passage of this Resolution were taken in an
open meeting of this Board, and that all deliberations of this Board and its Committees, if
any, which resulted in formal action, were taken in meetings open to the public, in full
compliance with all applicable legal requirements including Section 121.22 of the Ohio
Revised Code.

MI’.@ L\t 36 ﬂf“ N

< VLY

Laura Engled
Fiscal Officer, Goshen Township




APPROVED ASTO FORM:

Julia B. Carney
Assistant Prosecuting Attorney




EXHIBIT “A”

TABLE 4-~1 ZONING DISTRICTS

- Amendment to Article 4, Section 4.01 and Table 4-1 - Establishment of Zoning Districts

DISTRICT DESIGNATION DISTRICT NAME
RESIDENTIAL DISTRICTS
R-1 Agricultural and Rural Residential District
R-2 Low-Density Single-Family District
R-3 Moderate-Density Single-Family District
-R-4 Low-Density Attached Residential District
R-5 Moderate-Density Attached Residential
District
R-6 High-Density Attached Residential
District
R-T Mobile Home Park District - Discontinued
1 NONRESIDENTIAL DISTRICTS
B-1 Local Business District
B-2 General Business District
TC Town Center Business District
M-1 Light Manufacturing District
M-2 Heavy Manufacturing District
M-3 Limited High-lmpact Industrial District
PLANNED DEVELOPMENT DISTRICTS
PD Planned Development District
FDO State Route 28 Planned Development
Overlay District '

All other text in Sectuon 4.01 remains unchanged.

EXHIBIT “B”

Amendment to Article 5, Section 5.02 - Add Section 5.02.K (M-3 Purpose)

Add the following subsection to Section 5.02:

5.02.K M-3 Limited High-lmpact Industrial District — Purpose

The M-3 Limited High-Impact Industrial District is established to create, preserve, and
“enhance areas suitable for resource-based and high-impact industrial operations that may
generate off-site impacts or require specialized infrastructure. The district is intended to
accommodate intensive mdustrlal activities in locations that are geographicatty separated
from residential and business zoning districts and where appropriate buffering and site

controls can mitigate adverse impacts.



EXHIBIT “C”
Amendment_to_ Article 5, Sectmn 5, 03 and Table 5- 1 Add M-3 Column and Uses

1 Table 5 1 Permltted Use Table |s amended by addmga new “M- 37 column to the ‘
NONRESIDENTIAL ZONING DISTRICTS portion, lmmedlatelyfollowmg the “M- 2”
c:olumn

2. Within_..t-hé-,lndué_trial Use Classification'portion of Table 5-1, the fdllbwing_ rows are
added or amended (other éxisting industrial rows remain unchangad):



TABLE 5-1 PERMITTED USE TABLE - INDUSTRIAL USE CLASSIFICATION

. TABLE 5.1: PERMITTED USE TABLE

’”w
Agricuitural Uses on Lots of
- Greater than Five Acres
Agricultural Uses on Lots of

Exempt pursuant to Section 3.02(A).

. PS PS | PS | PS | PS F3 PS{ PS | PS | PS | P8 5.04{A)(1}
Five Acres or Less
Barns or Storage Structures PS 5.04(A)(2)
Nurseries or Greenhouses P3 PS 1 PS | PS | PS P P P P 5.04(A}3)

5119.34B)(1)(b) Residential PS PS } PS c C c PS 5.04{B)(1)
Facility
PSor| PSor
ORC Section 5128.19(A)5) PS or
C C .
Residential Facility PS PS PS C 5-04(B)2)
"Bed and Breakfast . ‘
Establishments _ c c ‘ _ ) ¢ 5.04(B)(3)
Dwellings, Single-Family P | P p P C C 5.04(B)(4)
Dwellings, Two-Family P P P
Pwellirigs, Multi-Family - P p
Permanently Sitad
Manufactured Housing PS PS | PS | PS c 5.04(B)(5)
Skilled Nursing or Personal
Care Facllities c| c|C|Ps 5.04(B)(8)
i
T L i o R e R e 1 2 i B i R | ki £ e b B .r HiAE, B EeRg

tlon . _ 5.04{C)(1)
Cemeterles P3 Ps { PS | PS | PS PS 5.04(C)(2)
Churches and Places of
Worship C C C C ¢ c C PS © 5.04(C)}(3)




Community Centers

Cultural Institutions PS P3 PS

Educational Facilities

(Primary and Secondary) PS PS

Educational Facilities, Higher P P

Go.ve.rnment Offices and PS PS ps | ps PS 5.04(C){(4)
Buitdings '
Hospitals PS 5.04(C){5)
Passive Parksr Recreation, p p p P p

and Open Space

Quasi-Public, Fraternal, or c c c c c 5.04(C)(3)

Service Facilities

Autor}’lotlve Sarvice (Minor c PS 5.04(D)(2)
Repair) Uses
Banks and Financial Iqstitutrons P p p
Restaurants and Taverns P P P
Commercial Entertainment or P p p
Recreation (indoors)
Commercial Entertainment or

‘ G C 5,04(D){3
Recreation (Qutdoors} (O}3)
Day Care Centers (Adult or Child) c ps | ps | ps 5'.04(D)(4)
Funeral Homes or Mortuaries ps | ps | ps | ps 5.04(D)(5)
Fuel Stations C PSS | C 5.04(D)(2)
General Offices
(Administrative, P P P P
Professional, Business)




Hotels and Motels

Kennels (Commercial) and
Animal Day Caras

5.04(D)(6)

Medical and Dental Offices or
Clinics

Parsonal Service Establishments

Retail and Service Commercial
Uses

PS

PS

5.04{D}(7)

Sexually Oriented Businesses

5.04(D)(8)

Theaters and Assembly Halls

Vehicle Sales and Leasing

5.04(DX9)

Vehicle Washing Establishments

Veterinatian Offices and -
Animal Hospitals (No

Boarding)

5.04(D){10}

5.04(E)(%)

Industrial Uses; Heavy

ind ustria'_l:_fQ'S:eS_. L'Eht

P8

PS

5.04{E){1)

Research and Development
Facilities

PS3 .

PS

5.04(EN2)

Self-Storago Facilities

oS

PS

5.04(E)(3)

Warehouses

Wholesals Businesses

Mines and extraction of natural
resources {sand, gravel, rocl,
minerals)

Data centers, serverfarms, and
computations! facilities

Metal recycling and scrap
processing opetations

Solid waste dispdsal facilities,
inctuding landfills and transfer
stations

Biomass of energy prodiction
facilities '

5.04.E.4

Hazardous material storage or
processing facilities

5.04.E.4




Large-scale transpertation o ' .| C 5.04.E.4

terminals

{Blank cells = not permitted; P = permitted; C = condi,tional,hlatching the GTZR
convention in Table 5-1.)

3. Section 5.03.Bis amended to add the following sentence at the end:

“All conditional uses in the M-3 District shalt be reviewed in ac_cordande with Section 3.06 -
Variance or Conditional Use.” |

EXHIBIT “D”
Amendment to Article 5, Section 5.04.E.4-5.04.E.7 - Use-Specific Standards

Add the following suibsections to Section 5.04.E Industrial Use Classification:
5.04.E.4 Biomass or Energy Production Facilities
A. Location

- 1. Theuse shall be located only in the M-3 District and shall comply with the
separation requirements of Section 5.05.D.5.

B. Site and Building Design
1. All primary processing operations shall be conducted within completely enclosed
btildings. - | - - o
2. Storage of feedstock and finished fuel products shall be screened from view of any

public right-of-way and any nonindustrial zoning district in accordance with Article
10 and Section 8.02. :

C. Emissions and Nuisances

1. fhe applicant shall démonstrate compliance with all applicable Ohio EPA and U.S.
EPA standards for air emissions, wastewater discharge, and solid waste handling.

D. Traffic and Access

1. Atraffic impact analysis may be required by the Board of Zoning Appeals as part of
the conditional use review where truck traffic is anticipated to exceed levels typical
of other M-3 uses. '



2. Primary truck access shall be from an arterial or collector road where such a
roadway is available, and shall avoid local residential streets to the maximum extent
practicable.

E. Noise and Hours of Operation

1. Equipment and operations shall comply with applicable township noise regulations
forindustrial uses.

F. Emergency Management

1. The applicant shall submit an emergency response plan acceptable to the Goshen
Township Fire Chief or their designee, addressing fire, spill, and other hazard
scenarios associated with the facility. '

5.04.E.5 Hazardous Material Storage or Processing Facilities
A. Applicability |

1. For purposes of this section, hazardous materials shall include substances defined
as hazardous under applicable state or federal law, including but notlimited to.the
Ohio Revised Code, Ohio Administrative Code, and U.S. EPA regulations.

B. Location and Separation
1. Storage or processing areas shall be located as far as practlcable from any property line
shared with a nonmdustrlal district.

C. Containment and Secondary Protection

1. All tanks, containers, and.process areas shall provide secondary containment sized to
contain at least one hundred ten (110) percent of the largest single vessel or the volume
required.by applicable law, whichever is greater.

2. Containment areas shall be constructed of materials compatlble with stored substances
and protected from stormwater intrusion and unauthorized discharge.

D. Regulatory Compliance e e

1. The apphcant shall provide documentation of all required federal state, and county
permlts prior to |ssuance of a zoning permit and shall remain in compliance with such
permiits.

2. Any notice of violation from a regulatory agency that relates to onsite hazardous
materials shall be reported to the Zoning Inspector within ten (10) business days.

E. Site Security
1. The site shall be secured by fencing and controlled access points consistent with



F. Emergency Response

1. The applicant shall prepare and maintain an emergency response and evacuation plan
c_dordin_afed with t_h:e' Goshen Towns,h_ip_ Fire:_rD.epa:i‘tménfc and other appropriate agehb'ies',
2. Onsite signage shall clearly identify hazard classes and emergency contact information.

5.04.E.6 Large-Scale Transportation Terminals

A. Site Layout o

1. Vehicle circulation shall be designed to minimize conflicts between truck traffic and
passenger vehicles and to limit queuing on public streets.

2. All truck parking, staging, and terminat operations shall be located outside required
buffers and setbacks, including those in Section 10.05.E.

C. Access and Traffic

1. Primary access shall be provided from an arterial or collector roadway as designated by
the Clermont County Engineer where such roadway is available.

2. The Board of Zoning Appeals may require a traffic impact study to evaluate roadway
capaéity, intersection performance, and needed improvements. '

D. Screening and Buffers
1. Quidoor parking and staging areas for trucks and trailers shall be screened from view of
adjacent nonindustrial districts in accordance with Article 10 and Section 8.02,

E. Noise and Lighting

1. Terminal operations's_hall comply with applicable noise standards, and the Board of
Zoning Appeals may limit specific activities, including loading, unloading, and outdoor
maintenancé, near sensitive boundaries.

2. Lighting shall be in accordance with Section 8.01 and Section 8.03.

F. Environmental Controls .

1. Onsite fuéling_, maintenance, or washing of vehictes shall comply with-all applicable
environmental regulations for stormwater, wastewater, and hazardous materials
management, | ' | |

EXHIBIT “E”
Amendment to Article 5, Section 5.05.D and Table 5-3; Add Sections 5.05.D.4 and
5.05.D.5



TABLE 5-3 SITE DEVELOPMENT STANDARDS FOR NONRESIDENTIAL ZONING DISTRICTS

TABLE 5-3: SITE DEVELOPMENT"STANDARDS FOR NONRESIDENTIAL ZON]NG
DISTRICTS

All Principal Uses in c
the Local Business ' . None . 50 80% 0 35 o 45
District (B-1) '

All F’rincipal Usesin

the General Business | 20,000 sq. ft. 80 75% 50 50 10 . 45
District (B-2)
All Principal Uses in-
the Town Center None 50 75% 0 35 0 a5

Business District (TC).

All Principal Useé in

the Light 20,000 5. f 80 75% 50 50 20 45
Manufacturing District ’ 8Q. Tt. 0 :
{M-1)
All Principal Uses in
the Heavy ' o -
Manufacturing District 43,660 s5q. ft. 100 60% 50 75 20 45
(M-2)
All Principal Uses in Cannothe
the Lirhited ' : adjacent to '
High-Impact Industriat 100 Acres 500 40% 300 Residential 300 60
District M-3 . District

NOTES:

[1] sq. ft. = square feet

[2] The applicabla standard shall apply to sgch side and rear lot line.

[3] Building heignts are maximum heights except as provided in Section 5.05{A)(4)(d): Exceptions to Helght Linits.

5.05.D.5 M-3 Locatton and Separation Requirements

a.An M3 district shall not be established on any parcel of land where any portion of the
subject parcel lies within one thousand (1,000) linear feet of: (1) any parcel zoned R-1, R-2,
R-3, R-4, R-5, R-6, or R-T; (2) any parcel zoned B-1, B-2, or TC; or (3) any parcel containing a
‘use classified within the Public and Institutional Use Classification in Table 5-1, including
hut not limited to churches and places of worship, educational facilities primary and
secondary, community centers, cultural institutions, hospitals, cemeteries, and active
parks and recreation.



b. If any point of the proposed M3 parcel is located within one thousand (1,000) fest,
measured as described above, of any parcel described in subsection (a), the parcel shall
not be eligible for classification as M3.

c. These separation requirements shatl supersede any less restrictive general separation
requirements applicable to industrial uses elsewhere in this Resolution.

EXHIBIT “F”
Amendment to Article 6-Planned Development Districts (M-3 Ineligibility)

Section 6.02.A is amended to add subsection 6.02.A.5 as follows:

5. Properties zoned M-3 Limited High-Impact Industrial District shall not be eligible for
inclusion within a Planned Development District {(PD-R, PD-B, or PD- M)

- Section 6. 03 A is amended to add subsectlon 6. 03 A 3as follows

3. Property zoned M-3 Limited High-Impact Industrial District shall not be developed
pursuant to the PDO State Route 28 Planned Development Overlay District.

All other provisions of Article 6 remain unchanged.

EXHIBIT “G”

Addition of Article 8, Section 8.03 -~ M-3 Performance Standards
Add new Section 8.03:

8.03 M-3 PERFORMANCE STANDARbS

A. Applicability -

1. The standards in this section shall apply to all uses within the M-3 District, in
addition to all other applicable provisions of this Resolution

2. Where a conflict exists between th|s sectton and another standard, the more
restrictive standard shallappLy '

B. Accessory Structures in the M-3 Dlstrict

1. Accessory structures, including but not limited to detached storage buildings,
security buildings, fuel storage structures, equipment shelters, and similar



subordinate structures, shall be permitted in the M-3 District only in connection
with a permitted or approved principal use on the same lot.

2. Accessdry structures in the M-3 District shall comply with the seme front, side, and
rear yard sethacks that apply to principal buildings in the M-3 District and shall not
be located within any required buffer established by Section 10.05.E.

3. Accessory structures shall not be located within required traffic visibility triangles
and shall be sited so as not to obstruct emergency vehicle access around principal
buitdings-and critical infrastructure, as determinad by the Goshen Township Fire
Chief or their designee.

C. Odor
No offensive: odors shall be detectable beyond the property lines of the lot upon which the
use is located.

- D.Dust and Partlculates |
Adequate controt measures shall be |mp1emented to prevent off-site migration of dust,
particulate matter, or airborne debris.

E. Lighting _
“All exterior lighting shall be shielded and directed to minimize glare onto adjacent
prope__rties and public rights-of-way and shall comply with Section 8.01 Exterior Lighting.

F. Traffic

Adedquate ingress and egress shall be provided to accommodate-heavy vehicles. Site
design shall minimize traffic conflicts with local and residential streets and shall complyr
with the access and circulation standards of Article 12.

G. Environmental Compliance
All operations shall comply with all applicable federal, state, and local environmental laws
and regulations.

H. Noise

Noise standards shall be governed by the applicable provisions of this Resolutlon and are
not modified by this section. The Board of Zoning Appeals may, as part of cond|tlonel use
approval, impose additional limits on hours of operation, outdoor activities, or specific
equipment where necessary to protect nearby residential and business districts.

I. Vibration and Ground borne Impacts



1.

Operations, including but not limited to mining, material handling, and heavy
squipment use, shall be conducted so that any vibration detectable at or beyend
the property line does not create a nuisancée or cause damage to adjacent
structures, pavements, or utilities.

The Board of Zoning Appeals may require a vibration study forr uses involving blasting
or heavy industrial processes to demonstrate that vibration levels at the property
line will remain within generally accepted engineering thresholds for structural
safety.

J. Qutdoor Storage,_ Screening, and Height

1.

2.

Outdoor storage areas, inc[uding areas for raw materials, fi_nishé,d products, trailers,
containers, and equipment, shall be located outside required yards and buffers and
shall be screened from public rights-of-way and adjécent nbnindustrialdistricts in
accordance with Article 10 and Section 8.02.

Stacked materials, containers, and equipment within outdoor storage areas shall
not exceed the height of the principal building or twenty-five (25) feet, whichever is
less, where abutting a required buffer adjacent to a residential, B-1, B-2, or TC
district. | -

Outdoor storage shall be maintained in an orderly condition and shailhot encroach
into required fire lanes or obstruct access for emergency vehicles.

K. Site Housekeeping and Waste Managenient

1.

3.

All solid waste, recyclables, and pro'c'es's residuals shall be stored within enclosed
buildings or within screened outdoor service areas in accordance with Section
10.07.

Litter, debris, and loose materials shall be rroutine'ly collected and removed so as
not to be carried by wind, stormwater, or vehicles onto adjoining properties or public
rights-of-way. '

Wash-down areas, truck wash facilities, and similar operations shall be designed
and operated so that wash water does not discharge to public streets, storm
sewaers, or adjoining properties except in compliance with applicable permits.

L. Emerge_ncy Access and Safety Planning

1.

Site layout shall provide adequate emergency vehicle access around principal
buildings and critical infrastructure, in accordance with applicable fire code and the
requirements of the Goshen Township Fire Chief or their designee.



2. For uses involving hazardous materials, bulk fuel storage, or explosive materials, an

emergency response and evacuation plan shall be prepared and kept on file with the
Goshen Township Fire Department and updated upon significant changes to site
operations.

M. Liquid or Solid Wastes

1.

No discharge at any pointinto any public sewer, private sewage disposal system,
stream, or into the ground of any materials of such nature or temperature as can
contaminate any water supply, interfere with bacterial processes in sewage or
wastewater treatment, or otherwise cause the emission of dangerous or offensive
elements shall be permitted, exceptin accordance with standards approved by the
OhIO Enwronmental Protection Agency o such other governmental agency as has
jurisdiction’ over such activities.

N. Toxic Materials

1.

No smission of toxic or noxious matter which is injurious to human health, comfort,
or enjoyment of life and ‘property or to animal or plant life shall be permitted. Where
such emissions could be produced as a result of accident or equipment
maltfunction, adequate safeguards considered suitable for safe operationinthe
industry involved shall be provided, and the a'pplicable standards of the Ohio
Environmental Protection Agency and other agencies havingjuri_sdiction’ shail apply.

0. Pyrophorlc and Exploswe Powders and Related Matenals _

1.

The storage utilization, or manufacture of pyropheric and explosive powders and
dusts, and of materials and products which decompose by detonation, and the
storage and utlllzatlon of flammable liguids or materials that produce fltammable or
explosive vapors or gases, shall be in strict conformance with the applicable
regulations sét forth in the “Ohio Rules and Regulations of the Division of the State
Fire Marshal for the Manufacture, Storage, Handling, Sale, and Transportatidn of
Flammable and Combustible Liquids,” and any other applicable state or federal fire
code requirements.

P. Radioéctivity

1.

The handling of radioactive materials, the discharge of such materials into air and
water, and the disposal of radioactive wastes shall be in strict conformance with:
a. The applicable regulations of the United States Nuclear Regulatory Commission
or its successor agency; and



h. The applicable regulations of any agency of the State of Ohio having jurisdiction
over radioactive materials and radiation protection

Q. Data Center Energy, Generator, and Water Use Standards

Appllcablllty

a. The standards in this subseotlon apply to any use meetrng the defrmtron of Data Center
in Article 16 and located Wlthrn the M-3 Drstrlct and apply in addrtron to the general M-3
performance standards in this section.

Electrical Load Disclosure and Study

a. As part of any zonrng permit apphcatron fora data center in the M-3 Drstr[ot the
applicant shail submrt an Electrical Load Report prepared by a qualified professmnal
|dent|fy|ngthe antrcrpated ma;umum electncal demand of the facility at full burtd out,
Includlng demand assomated with information technology equipment, cooling eystems,
and other major building systems, and descnblng any planned future expaneron

- b.The Eteotrloal Load Report shallinclude an analysrs of potentlal |mpact5 on the local
electrlc distribution and transmission system and ehall |dentlfy any on- ~site or off~S|te
improvements proposed by the applicant to mltrgate those impacts.

Electric Utility Capacity Letter .

a. Priortoi issuance of a zoning permrt fora data center in the M 3 District, the applicant
shalt prov&de wntten documentatron from the Servmg electric utility confrrmlng that
sufficient capa0|ty is avallable orwill be made avallable through planned |mprovements

to serve the antrcrpated maxrmum electricat demand identified in the Electrical Load
Report.

b. The documentation shall identify any required off-site elactric system rmprovements the
party or parties responsible for such improvements, and the anticipated schedule for their
completion.

Standby Generator Disclosure

a. The applicant shall identify the number, fuet type, location, and individual nameplate
rating of all proposed standby generators to be installed on the site, together with the total
combined nameplate capacity of such generators. :

b. The applicant shall provide a description of the intended operating parameters forthe
generators, including expected hours.of testing and maintenance, and demonstrate how
generator operation will comply with applicable federal, state, and township regulations,
including any noise and air quality standards.



Cooling Technology and Water Use Disclosure and Study

a. As part of any zoning permit application for a data center in the M-3 District, the ‘
applicant shall submit a Cooling and Water Use Report describing the proposed coolmg

' technology or technologies, anticipated maximum daily and annual water demand at fuil
build- out, and proposed water source or sources.

b. The Cooling and Water Use Report shall evatuate the potentlal impacts of the proposed
water use on the apphoable water supply system and identify any on- -site or off—3|te
improvements proposed bythe applicant to mitigate those 1mpaots lnoludmg any
proposed conservation, reuse, or alternative water supply measures.

Water Utility Capacrty Letter

a.Where a data center in the M-3 District will be served bya publro or prrvate water utlllty,
the appllcant shalt provrde written documentatron from the serving water prowder -
confrrmrng that suffrclent capacity is available, or will be made avarlable through pLanned _
.;mprovements to serve the antrorpated mexrmum water demand rdentlfred in the Coolmg
and Water Usé Report.

b. The documentation shalt ;dent|fy any reqmred off-srte water system rmprovements the
party or parties responsrble for such |mprovements and the antrclpated schedule for their
completion. '

Additional Studies and Mitigation

a. Where the Electrical Load Report Coolrng and Water Use Report or utrlity
documentation |dent|f|es potentral adverse lmpacts on electrro or water system capaorty or
“reliability, the townshlp may require addrtronal studies or mltrgatlon measures and may
condition zoning permits in aooordanoe wrth Article 3 and ArtrcLe 12 on the |mplementat|on
of spacified on-site or off»s[te rmprovements necessary to proteot publro health safety,
and welfare.

M. Generator Testing and Operation .

Routine testing of standby generators associated with any use in the M-3 District shall be
limited to the hours of 9:00 a.m. t0 5:00 p.m., Monday through Friday, excluding legal.
holidays: -

The total cumutative duratron of routine generator testing shall not exceed fifty (50) hours
per generator in any calendar year. - :
Non-emergerncy generator operation outside of these hours shall be prohib_ited, except
whare required by manufacturer warranty or regulatory testing protocols, as documented
hy the applicant and approved by the Zoning Inspector. -



Generator testing and operation shall be conducted in a manner that complies with
applicable township noise standards and any additional conditions imposed as part of
zoning approvals.

. Liquid or Solid Wastes

1.

No discharge at any point into any public sewer, private sewage disposal system,
stream, or into the ground of any materials of such nature or temperature as can
contaminate any water supply, interfere with bacterial processes in sewage or
wastewater treatment, or otherwise cause the emission of dangerous or offensive
elements shall be permitted, exceptin accordance with standards approved by the
Ohio Environmentat Protection Agency orsuch other governmentat agency as has
jurlsdlc’don over such activities.

H. Toxic Materials

‘No emission of toxic or noxious matter which is II’IJUI‘IOUS to human heatth, comfort,
or enjoyment of life and property or to animat or plant life shall be permitted. Where
such emlssmne could be produced as a result of accident or equlpment
malfunctlon adequate safeguards considered suitable for safe operation in the
industry involved shall be provided, and the appllcable standards of the Ohijo
Enwronmentat Protectlon Agency and other agenclee havmgjurlsdlctlon shall apply.

1. Pyrophonc and Exploswe Powders and Related Materlats

1.

The storage, utilization, or manufacture of pyrophoric and explosive powders and
dusts, and of materials and products which decompose by detonation, and the
storage and utilization of flammable liguids or materials that produce flammable or
explosive vapors or gases, shail be in strict conformarice with the applicable
regulations set forth in the “Ohio Rules and Regulations of the Division of the State
Fire Marshal for the Manufacture, Storage, Handling, Sale, and Transporiation of
Flammable and Combustible Liquids,” and any other applicable state or federal fire
code requirements.

J. Radi_oactivity '

1.

The handling of radioactive materials, the discharge of such materials into air and
water, and the disposal of radioactive wastes shall be in strict conformance with:
a. The applicable regulations of the United States Nuclear Regulatory Commission
or its successor agency; and

b. The applicabte regulations of any agency of the State of Ohio having jurisdiction
over radioactive materials and radiation protection



EXHIBIT “H” _
Amendment to Article 10, Section 10.05- Add Section 10.05.E (M-3 Buffers)

Add:

10.05.E M3 Buffer Requirements

1.

2.

4,

Along any property line of an M3-zoried lot that abuts a residential zoning district or
a B-1, B-2, or TC distfict, a minimum one hundred (100) foot landscaped buffer shall
be provided, which shall be no less restrictive than the screening and buffering
required for M-2 districts under this resolution. |

Along an'y_property line of an M3-zoned lot that abuts another nonresidential zoning
district, a landscaped buffer shall be provided that meets or exceeds the screening
and buffering required for M-2 districts under this resolution.

Required buffers shall be installed and maintained in accordance with the materials
and design standards of Section 10.04 and the fencing reqwrements ef Sectlon
8. 02 ‘

Where both this section and other buffermg or sethack standards apply, the more
restrictive standard shall govern

EXHIBIT “I”
. Amendments to Article 12, Sectlons 12.04 and 12.05 and Table 12-1 (M-3 Parking,
Surfacing, Access, and Loading)

1.

Add new subsections to Section 12.04:

12.04.) Surfacing Requirements in the M3 District

1.

Notwithstanding any other provision of this Article, all parking spaces, drive aisles,
access drives, and other vehicular use areas in the M3 District shall be paved with a
hard surface such as asphalt or concrete, or with an approved porous pavement
system designed to provide a stable, dust-free surface. - =

Gravel, crushed stone, millings, or other uncompacted or loosely compacted
aggregate surfacing shall be prohibited for all vehicular use areas in the M3 District.



All vehicular use areas in the M3 District shall. comply with the drainage,
maintenance, and landscaping requirements of this Article and Article 1012.04.)

M-3 Access and Circulation

1. Driveways serving M-3 uses shall be desighed to accommodate anticipated heavy
vehicle traffic and turning movements, including appropriate radii and pavement
thickness, as may be required by the Clermont County Engineer.

2. Site accessin thé MQS District shall be designed to minimize conflicts between truck
traffic and passenger vehicles and.to avoid directing heavytrucktrafflc onto local
residential streets where, practicable.

3. Amend Table 121 “Industrial Uses” po.r'tion:

TABLE 12-1 NUMBER OF PARKING SPACES REQUIRED (INDUSTRIAL USES EXGERPT)

ABLE 12.1: NUMBER OF PARKING SPACES REQUIRED =

resldentlalfaclutles, and all other
remdenualuses

Athletic fields

adultgroup home ,orlarge o

30 sgaces per field

assembty

Cemeterias with a chapel or ptace of

1 space perfour saals |n a chapel or place of assembly

Churches and places of worship

1 space per each 4 seats in the sanctuary, based on maximum seating occupancy

Community centers

1 space per 250 square feet of floor area

Cultural institutions

1 space per 400 square feet of floor area

Educational facilities {primary or
secorldary}

'I.S*.sp'aices per classroom, tibrary, lecture hall, and cafeteria plus 1 space per three fixed
seats of public assembly areas. High schools shall have an additional 1 space per five
students at maximum capaciy ‘ b

Educational facilities, higher

6 spacés‘ber each classroom and 1 space per 300 sq. t. of administrative office space

4 spaces per hole plus any additional spaces required for associated uses such as

Golf course restaurants and/or taverns
Hospitals 1 space per each 2 beds
Parks 2 spaces per acre unless additional spaces are required based upon the facilitiss

included, if listed separatsly {e.g., golf course or athletic field)

Tennis courts

‘| 4 spaces pertannis court




Automative service (minor)

1 space per 200 square feet of sales floor aréa plus 3 spacés per service hay

Banks and financial institutions

1 space per 300 square feet of floor area

| Bedand breakfast establishments

1 space per guesireem plus two spaces for the permanent dwellmg unit.

Commaercial entertainment or récreation
use {indoors)

1 space per 200 square fest or space per four parsons at maximum capacity,
whichever is greater

Day care centers (adult or child)

-1 space per 4 persons at maximum occupancy

Funeralhomes

't space per 50 square feet of floor area or 1 space per 4 seats at mammum occupancy,
whichéver is more

Motels and motels

5 spaces total plus 1 space per sleeping rogm

Mixed use development

| The cumulative BaTking basad o thig préposed tises

Multi-tsnant buildings

1 space per 300 square feet of floor area up to 20, 000 square feet then 1 space per400
square feet of floor area thereafter

Offices -~ general, government, or other
types

1 1 space per 300 square fést of floor aréa

- _ :Off[ces medlcelordental

1 spac:e per 200 square feet of

Personel serwce estabushments

' Resée_rc_h _ein_d deVelQQm@!f‘t.fa;ﬁEiﬁ‘?S

Reste urants and taverns

6 spaces per 1 000 square feet or 2 paces per stet;on/chair whichever is greater

1 space peremp

1 space per 1‘00 squ'ere feet of floor.area or 1 space for every 1o seats al_i’naixi'mum

Reteul end serwce commercrel uses, sales
offices, and showrooms

capagity, whlchever is. greater

- :'1 space per 300 squere feet offleor aree up to 20 ,000 square feet then 1 space per400

square feet of floor area thereafter

Sexually oriented businesses

1 space per 300 square feet of floor area

Theaters and assembly halls

1 space per each 3 seats at maximum occupancy

Vetarinarian offices ('no boarding}

1 $pace per 250 square feet

Warehouses

1-space per employee on the largest shift, plus 1 space per company vehicle stored on
site

Blomass or energy production facilities
(M-3)

1 space per employee on the largest shift, plus 1 space per company vahicle stored on
site, but not less than 1 space per 3,000 sq. ft. of gross floor area

Data centers, serverfarms, and
computational facitities (M-3)

1 space par employee on the largest shift plus 1 space per company vehicle stored on
site, but not less than 1 space per 5, 000 square feet of gross floor area.

Hazardous material starage or processing

facilities (M-3)

1 space pet employae on the largest shift, plus 1 spece per compeny vehlcle stored on
site, but notless than 1 space per 4,000 sg. ft. of gross floor area

Large-sceale transportation terminals (M-3)

1 space per employee on the largest shift, plus 1 space per company vehicle regutarly
parked on site, plus 1 visitor/customer space per 10,000 s . t. of site area, upto a
maximum of 3¢ visitor/customer spaces

All other rows in Table 12-1 remain unchanged.




EXHIBIT «J”
Amendment to Article 13 - Signage Standards (M-3 Inctuded with M-2in
Nonresidential Sign Provisions)

1. Section 13.09 opening paragraph is amended to read:

“The following standards apply to signs on lots zoned B-1, B-2, TC, M-1, M-2, or M-3
Districts, or for any nonresidential use in a Planned Development District”

2. Table 13-1 is amended to add M-3 to the B-2/M-1/M-2 grouping:

TABLE 13-1 MAXIMUM SIGN AREA AND HEIGHT FOR FREESTANDING SIGNS .+ . -

"FABLE 13.1: MAXIMUM SIGN AREA AND HEIGHT FOR FREESTANDING SIGNS

S D N ‘ST_R__EE’T FRONTAGEALONG | MAXIMUM SIGN. M - Sion .
oL l__STRICTS.' RERIEIT B L _P‘UBLIC RIGHT-OF-WaY - | AREA - ) Fit. 4 I"I‘IU.M. : I.-GN, EIGHT 1

_ ‘0-150fest |  30squarefeet |
B-1 and TC Districts 151 - 300 fast 60 square feat 8 Feét
301+febt : 90 square fest
0-150Teet 50 square feet
B-2, M-1, and M-2 Districts 151 - 300 feet 75 square feet 10 Feet
and M3 : e :
301+ feet 100 square feet

- 3. Wherever Article 13 groups “M-1 and M-2 Districts” together for purposes of
permanent sign standards, “M-3” is added 1o the group so that M-3 follows the same
standards as M-2 unless otherwise expressly stated.

EXHIBIT “K”
Amendment to Article 16 - Add Definitions

Section 16.03 Definitions and References is amended to add the following terms in-
alphabetical order: ' '

Data Center
A facility used for the storage, processing, management, or transmission of large-scale
digital data and computer systems. '

High-impact Industrial Use
An industrial activity that, by reason of scale, emissions, traffic generation, noise, or other



operational characteristics, has the potential for significant off-site impacts and is subject
to the heightened locational, buffering, and performance standards of the M-3 District.

Landfill
An engineered site for the disposal of solid waste in accordance with applicable
environmental regulations.

Metal Recyclihg Facility
A facility engaged in the collection, processing, storage, and resale of s_'crap metal
materials. '

Mine of Resources
The extraction of sand, grave!, stone, minerals, or other natural resources from the earth.

AL_LJ-éxist:ingjdéﬁﬁfi_ﬁojhé_ in'Section 16.03 remain unchanged.

EXHIBITL

- Amendment to A"I"ti'dlé"ia; Section 8.02 - Feéncing, Walls, Hedges, and Similar Structures
{M-3 Security Fencing)
Article 8, Section 8.02(G)(2) is amended to read as follows:

“Barbed or razor wire is prohibited except in the M-1, M-2, and M-3 Districts where it may be
utilized for security purposes in a side or rear yard.”



