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Work Session 
Map Amendment 
Walmart Drive – Kendall Group 

The meeting was called to order by Mr. Aylor.  Members present were Amy Brewer, Bernie 
Uchtman, Tom Miller, and Jeff Aylor.  Also present was Greg Orosz, City Planner. 

Mr. Austin Carmody, the developer for the project, describe the project scope in detail including 
the proposal for a multi-family development containing 248 units. 

Mr. Carmody gave a brief history of the company and other projects in their portfolio. He 
described the project location east of Walmart Drive and the planned road and utility extensions 
to serve the project. The proposal is a mixed-use scenario with retail close to Walmart and an 
apartment complex in the center of the development with 10 acres open space parkland to the 
east.  The project would also include a clubhouse, pool, dog park, and additional green space. 
There would be a total of 16 three-story apartment buildings in the development. 

Mr. Aylor talked about how the area was an outlier within the city as it's separated by 48 bypass. 
He feels the area is currently disconnected from the city and any new development should be 
connected with a trail system. He felt that residential density around Walmart would help the 
demographic numbers to boost the struggling retail in that area and that there is definitely a 
housing demand.  

Mrs. Brewer said young adults in the community need this type of housing option for young 
adults to provide additional workforce and energy to the City. 

Mr. Miller agreed that any development should be connected and discussed the sidewalks along 
SR 42. He also expressed concerns about the number of trips on the roadway system around 
Walmart and the need to make sure that a thorough traffic analysis was completed as part of the 
project. He also expressed concern that the number of rental units in the city is getting closer to 
50% and one of the goals should be to maintain at least the level of owner occupied versus rental 
properties within the city. He also discussed that it was an interesting property and was glad that 
the parkland was part of the proposal. He asked the applicant on the square footage of the 
apartments. 

Mr. Carmody gave a breakdown of the different square footages for a one, two, and three unit 
apartment. 

Mr. Uchtman liked the quality of the product but was worried about over supply versus the 
demand for this type of product. He also worried about people leaving the site due to the 
difficultly in making a left hand turn. He suggested that engineers should review the left turn 
scenario out of Walmart drive. 

Mr. Aylor liked the overall feel, amenities, and walkability and reiterated that connection would 
be very important. 

Mrs. Brewer asked staff about multi-family in the community and how density would impact 
community character. 
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Mr. Orosz stated that there have been many calls about the site and area with all of them related 
to multi-family development.  This creates the situation where staff works to integrate market 
demand into community goals. He commented that this applicant has worked with staff’s 
suggestion for the additional 10-acre open space park to mitigate the increase in density on the 
project. 

Mr. Miller added that 511 North Broadway have similar units that have almost already been fully 
leased and that this type of product was in demand. 

Mrs. Brewer confirmed the same sentiment and added that 42 Flats filled a similar need and that 
that was already almost full. 

 

Map Amendment - Modification 
Parkside at Lebanon – Pod 11 & 13 

Mr. Jake Dietrich, a representative with Onyx and East, presented proposed modifications to Pod 
11 and 13 in the Parkside at Lebanon project. 

Mr. Dietrich talked about the history of the company and the types of products that they have 
developed. He also described the advantage of the new urbanist style compared to standard 
suburban sprawl. 

Mr. Dietrich described how the changes would add complementary attributes and housing 
diversity to the development. He reviewed changes to the plan and the housing types that they 
are proposing. He described 148 homes that would be single-family rentals and detailed that it 
would be a 45-million-dollar investment with a planned 10-year hold by Onyx and East. He stated 
that their product brings high-income renters with strong spending power to new starter homes 
that provide housing for families. 

Mr. Orosz went over a couple of slides that depicted the changes to the Pods and the expected 
changes to the City’s overall percentage of owner-occupied verse owner-occupied houses. Mr. 
Orosz showed the changes to the overall concept plan for Parkside and Lebanon and proposed a 
possible alternate that reduced the number of rental units compared to owner occupied. 

Mr. Aylor talked about how the number of rental units as the City has a strong missing middle 
component and the goal should be to continue that trend. He described the benefit of housing 
diversity. 

Mr. Miller stated that he would prefer owner occupied and had concerns over such a large-scale 
rental area. He asked what the typical rental terms and duration would be for the units. 

David Leazenby stated that they have been in business for 8 years, but Pretium investment firm 
is a large corporation that they work with. Pretium has been purchasing single-family homes for 
the last decade to rent out to families. They plan on building these types of developments and 
eventually releasing some of their current stock back to single family owner-occupied. David 
Leazenby feels like this is the solution, they build the products and are the property managers 
during the 10-year term. 
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Mr. Miller questioned what this product would look like 10 years from now and how the 
management structure would be held accountable. 

David Leazenby stated that they build property maintenance into the cost, and they mow and 
maintain the property. 

Ms. Brewer liked the project and added that families could use this type of housing. She also 
stated that she does not like the stigma of rental as some people just don't want to buy a house. 

Mr. Miller stated that it's not the renter who's typically the problem, it is the landlord that doesn't 
keep up with their properties. 

Mr. Uchtman agreed that he prefers owner occupied properties because it adds value to the 
community and the homeowner. 

David Leazenby stated that there was a real need for the product as well as new housing. 

Mayor Messer asked about the total investment in the project and stated that he like the overall 
concept plan. He investigated the company in detail and felt that this could work for the parcel. 

David Leazenby stated that it would be a 45-million-dollar investment. 

Mayor Messer asked staff will this be more or less with owner occupied. 

Mr. Orosz stated that if it was the same amount of units it would depend on the price of the 
homes, but that owner occupied could be a larger dollar figure investment. 

 

Regular Meeting 
Consideration of Minutes 

The meeting minutes for the April 19, 2022 regular meeting were reviewed and motioned for 
approval by Mr. Uchtman and seconded by Mr. Miller. The minutes were approved as written.   

 

Public Hearing 

CBD Map Amendment  

Mr. Orosz detailed the purpose of the hearing was to rezone properties adjacent to downtown 
from Residential One Urban (R-1U) to Central Residential District (CRD). The originally proposed 
Zoning Map Amendment was to expand the Central Business District (CBD) to allow additional 
uses for properties adjacent to the Downtown, as recommended by the recently approved 
Envision Lebanon Comprehensive Plan.  A public meeting with property owners was held on 
March 9, 2022, to discuss their vision for their properties. There was a mix of reactions to the 
proposed Map Amendment, with many property owners excited about the expansion of the CBD 
while others expressed serious concerns about the change. To address the concerns, staff is 
recommending a Central Residential District (CRD) that would permit many of the uses that 
property owners sought while eliminating the less desirable uses (bars, etc.).   

One of the topics that arose from several property owners was the request to use their properties 
as short-term rentals. Currently, vacation and short-term rentals are a permitted use in the 
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Central Business District.  Staff has proposed that the new CRD allow non-owner-occupied short-
term rentals, with specific regulations, as well as other compatible uses. Staff also described use-
specific regulations for short-term rentals including allowing owner-occupied short-term rentals 
in residential district for a room or floor while also permitting full house rentals for up to 90 days. 

Recommendations and decisions on a Map and Zoning Amendment are based on considerations 
of review criteria.  The amendment for these properties meets all the zoning code criteria and is 
a pragmatic change to carefully consider.  The proposed amendments are consistent with the 
policies identified in the Lebanon Comprehensive Plan and are also consistent with the purpose 
of this Ordinance by encouraging appropriate uses similar to the surrounding development 
pattern in the area.   

Staff recommended approval of a modification to the Official Zoning Code for Text Amendments 
to add permitted uses in a newly created Central Residential District (CRD) as well as a Zoning 
Map Amendment to rezone properties located at New Street & N. Mechanic Street and Warren 
Street & Cherry Street from Residential One-Urban (R-1U) to Central Residential District (CRD). 

Also, staff recommended approval of Text Amendments to expand the use of owner-occupied 
short-term rentals in residential districts and establish use-specific regulations for short-term 
rentals.  

Mayor Messer made a motion to open the Public Hearing, Mr. Uchtman seconded the motion 
and roll was called and the motion was approved to open the public meeting at 7:11. 

With no one wishing to speak, the Public Hearing was closed at 7:12 by Mr. Uchtman and 
seconded by Mr. Aylor. 

Mr. Miller asked about the historic district and the significant properties that were not included 
in the district including off Pleasant Street and Silver Street. He asked that the City consider a 
moratorium on demolition of structures within the historic area until an inventory could be 
completed. 

Mr. Miller stated he has a problem with short-term rentals being permitted outside of the Central 
Residential District and Central Business District. He questioned allowing short-term rentals for 
90 days owner occupied properties in all residential districts. 

Mr. Orosz explained that this had come up during the public meeting for a way for people who 
travel south for the winter to get some additional income while they are away from the property. 

Mr. Uchtman agreed that he did not want a party next to him in a residential zone. 

Mayor Messer described how this was a compromise through a lot of public discussion and that 
the websites for Airbnb type companies are selective with a lot of guidelines and restrictions. 

Ms. Brewer recommended that that the majority of the amendments be approved, but remove 
the 90 days from the provisions.  Planning Commission had a quick discussion on removing that 
language but keeping the rest of the text amendments. 
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Ms. Brewer made a motion to approve the Zoning Map Amendment to rezone properties located 
at New Street & N. Mechanic Street and Warren Street & Cherry Street from Residential One 
Urban (R-1U) to Central Residential District (CRD). 

Mr. Miller Second the motion. 

The motion was passed unanimously. 

Ms. Brewer made a motion for approval of the Text Amendments, with the condition that the 
language permitting unhosted short-term rentals for a maximum of 90 days be removed. 

Mr. Uchtman seconded the motion.   

Roll was called and the motion passed 4-1 with Mayor Messer voting no.  

 

Public Hearing - Certificate of Appropriateness 
Garage Demo and New Construction 
436 E. Mulberry Street  
 
The applicant, Ivan Wood, has applied for a Certificate of Appropriateness (COA) to demolish a 
garage in the rear of the yard. The proposal is to add an approximately 18’ x 24’ garage located 
at the rear of the property. In addition, an attached 18’ x 12’ covered porch is proposed for the 
front of the structure facing the house. Mr. Wood would also like to replace the existing vinyl 
siding on the house with vinyl or cement board siding.  This property is located within the 
Architectural Review Overlay (ARO) District and requires the review and approval of the Planning 
Commission. 

A public hearing as required under Ch. 1132.04 (H.) has been scheduled.  A public hearing notice 
was published on Sunday, April 10, 2022.  A public hearing notice was mailed to all property 
owners within 500 feet of the subject property on April 8, 2022. 

The site is a contributing property to the Historic District for its historic qualities. The garage is 
located near the rear property line and is barn-like in its construction and form.  There are two 
large barn doors in the rear for access from the alley.   The frontage facing the house is comprised 
of two standard doors with matching windows.    

Staff found the request for demolition complies with the criteria under Chapter 1132.08 (J.4.b.) 
based on the previous determination that the structure has limited historic significance to the 
Historic District pursuant to Chapter 1132.08(J.2.a.).  Furthermore, staff finds the demolition of 
the accessory structure substantially meets the intent of the criteria required under Chapter 
1132.08 (J.4.c.) based on the previous determination and findings. 

Therefore, staff recommended the Certificate of Appropriateness to demolish the accessory 
structure (garage) at 436 E. Mulberry Street be approved. 
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The second proposal is to add an approximately 18’ x 24’ garage located at the rear of the 
property. In addition, an attached 18’ x 12’ covered porch is proposed for the front of the 
structure facing the house.  The garage and the carport will be painted to match the color of the 
house.  The total footprint will be 18’ x 36’ for a total size of 648 sq. ft.  The accessory structures 
are subordinate to the primary structure. 

The proposed garage is compatible with the established architectural character of the existing 
house and surrounding area. The structure will be designed to match the architecture of the 
house as much as possible.  The building is an upgrade to the current garage/barn. The siding for 
the house is already vinyl, so there is a very minimal adverse effect to the district with the 
renovations whether they are new vinyl or cement board siding.  

Based on staff’s analysis, the proposed exterior modifications comply with the approval 
requirements of 1136.03.  Therefore, staff recommended approval of the Certificate of 
Appropriateness for the garage, covered porch, and new siding at 436 E. Mulberry Street, subject 
to the following conditions: 

1. The new garage and covered porch shall not increase stormwater runoff to adjacent 
properties.  

2. All applicable permits shall be issued by the City of Lebanon and the Warren County 
Building Department prior to the start of construction. 

3. Any variation from the approved plans will require additional review and approval by 
the Department of Planning and Development and/or Planning Commission prior to 
any work being conducted at the site. 

Mr. Miller made a motion to open the Public Hearing, Mrs. Brewer seconded the motion. Roll 
was called and the motion was approved to open the public meeting at 7:42. 

Michael Saracina, a neighbor a 432 E. Mulberry Street, said the project will dress up the area and 
that he was in favor of the proposal.   

The Public Hearing was closed at 7:45 by Mr. Uchtman and seconded by Mr. Aylor. 

Ms. Brewer made a motion for approval of the Certificate of Appropriateness for demolition of 
the barn. 

Mr. Miller seconded the motion.   

The motion was passed unanimously. 

Mr. Miller made a motion to approve the Certificate of Appropriateness for the garage, covered 
porch, and new siding at 436 E. Mulberry Street. 

Mrs. Brewer seconded the motion.   

The motion was passed unanimously. 
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Parkside at Lebanon – Regulatory & Preliminary Plan  

1784 Route 63: 275.677+ acres - Parcels 12123000070, 12184000060, and 12184000030 

PUD Regulatory Plan and Preliminary Plan review and approval for the construction of 148 single-
family home lots in Pods 10,14,15, 16, three retail outparcels, an office parcel, and the main open 
space amenity area. The rezoning Mixed-Use (MU) District required the proposed uses to fall 
under a Planned Unit Development with a PUD Concept Plan. The Regulatory and Preliminary 
Plans will be reviewed based on their conformance with the approved PUD.   

A Mixed-Use PUD requires a “Schedule of Uses” that specifies the uses permitted within the PUD.  
The “Schedule of Uses” proposed within the Parkside MU District PUD provides a “Pod” 
development framework that is incorporated into the Parkside Design Guidelines. 

The Regulatory Plan and Preliminary Plan substantially complies with the approved Concept Plan 
and PUD regulations as well as the subdivision regulations as required in Ch.1117.03 and 
applicable development standards as required in the Official Zoning Code. 

The development gains primary access from three points off Route 63. The easternmost street 
provides access to the area east of the creek that divides the site. Only the sewer main will be 
installed under that road section at this time.  The second boulevard depicted in the center of 
the development to provide access to the retail, office, and single-family will be constructed 
during this phase. 

Pod 10 is designed as rear loading with access primarily from the main boulevard entrance.  Pods 
10 was described as 25 cape cod style homes priced from the $400’s with rear entry garages and 
first-floor master bedrooms.  This type of design will provide attractive entrances to the 
development with front yards free of driveways.   

The Regulatory Plan shows 23 rear-loading lots in Pod 10 instead of the 25. The lots are designed 
in conformance with the PUD Concept Plan.  The lot widths range from 48’ to 61’ with a depth of 
110’. Open space lots are located at the intersection across from the Clubhouse. 

Pod 14 surrounds one of the primary east-west roads and the PUD Concept Plan called for 38 
semi-custom traditional single-family homes priced from $500’s adjoining the amenity center. 
The Regulatory Plan shows 34 lots instead of 38. The lots are designed in general conformance 
with the PUD Concept Plan.  The lot areas are 9,940 S.F. to 14,496 S.F. and meet the minimum 
requirement of 9,100 S.F. 

Pod 15 PUD concept featured 41 traditional single-family homes priced from $450’s. The 
Regulatory Plan shows 38 lots in POD 15 instead of 41. The lot widths range from 61’ to 69’ with 
an average depth of 129’. 

Pod 16 Concept Plan featured 56 custom and semi-custom homes priced from the $700’s 
adjoining the City park. The Regulatory Plan shows 53 lots in POD 16. The lots are designed in 
conformance with the PUD Concept Plan.   

The Preliminary Plan contains retail out-parcels for restaurants, salons, and local merchants.  
Small two-story offices will feature Justin Doyle Homes future design center and offer office space 
for other local businesses. There are three outlots approximately 1-acre in size along the 
intersection of the main boulevard and Route 63 for future commercial development.   
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The development of commercial and office portions of the development are subject to their own 
Regulatory and Site Plan review when they are ready for development. 

The open space is in general conformance to the locations illustrated on the PUD Concept Plan.  
The retention ponds are larger, restricting the greenspace in the main amenity area. The design 
of the clubhouse has remained the same. 

Based on the analysis, staff finds the proposed Regulatory Plan and Preliminary Plan requested 
by Doyle Hughes Development, LLC for the development of 148 single-family home lots in Pods 
10,14,15, 16, three retail outparcels, an office parcel, and the main amenity area fulfills the 
requirements of Ch. 1132.05 (G) of the Lebanon Zoning Code and meets the intent of the 
approved Mixed-Use PUD.   

Staff recommended the PUD Regulatory Plan and Preliminary Plan be approved with the 
following conditions:  

1. All plan corrections as required by interdepartmental review shall be submittal prior to 
construction drawings and/or improvement bonds. 

2. The final plat for Parkside at Lebanon Section One shall be submitted to the Planning 
Commission for review by 5/17/23. Failure to submit the final plat for approval or request 
an extension by the Planning Commission will cause the preliminary plan to expire and 
become null and void.   

3. Unless otherwise stated, development within the Parkside at Lebanon Overlay PUD shall 
be governed entirely by these provisions and the provisions of the City of Lebanon Official 
Zoning Code.  

4. All standards and concepts imposed herein or as represented on the PUD Site Plan and/or 
the Parkside at Lebanon Design Guidelines are a part of the regulatory requirements that 
will govern the PUD development phases.  

5. Any standards found in the most recent City of Lebanon Official Zoning Code at the time 
of application that are not modified, varied, or addressed by this PUD approval shall 
continue to apply to the development. 

Ms. Brewer made a motion for approval and Mayor Messer seconded the motion.   

Roll was called and the motion passed unanimously with staff conditions. 

Greys Run – Regulatory & Preliminary Plan  

345 Miller Road  

Mr. Orosz presented an overview of an application for PUD Regulatory Plan and Preliminary Plan 
for the construction of a twelve single-family development on 4.47 acres at 345 Miller Road in a 
Residential One-C (R-1C) PUD. The proposed request includes two retention ponds and open 
space. The applicant is currently requesting a review of a PUD Regulatory Plan against the 
recently approved R-1C PUD to allow for the construction of a private road with 40’ right-of-way 
width to serve the single-family lots. 
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The applicant submitted a Concept Plan during the Map Amendment process. The primary 
rationale for the proposed PUD overlay was to permit road frontage on a private roadway and 
rear access to the lots facing Miller Road. Overall, the development meets the PUD zoning district 
standards. The proposed development consists of twelve lots, comprised of both front and side 
loading garages as depicted on the Concept Plan. Lots 1-5 front yards face Miller Road to keep 
the street frontage consistent with the residential properties to the west.  

There are retention ponds depicted on the plan on both the southwestern and southeastern 
portions of the property. The overflow drainage from those stormwater facilities will be directed 
to an existing creek for the western pond, and to an existing drainage path for the eastern pond. 
The drainage path runs under the adjacent property’s driveway and the applicant has been in 
contact with them to discuss the best way to handle the drainage swale and driveway piping.  

Based on the analysis, staff finds the proposed PUD Regulatory Plan and Preliminary Plan 
requested by Monarch Homes for the development of 12 single-family home lots on 4.47 acres 
at 345 Miller Road under the R-1C PUD substantially complies with the subdivision regulations as 
required in Ch.1117.03 and applicable development standards as required in the Official Zoning 
Code. Therefore, staff recommended the Regulatory Plan and Preliminary Plan be approved with 
the following conditions: 

1. All plan corrections as required by interdepartmental review shall be submitted prior to 
construction drawings and/or improvement bonds. 

2. The final plat for Greys Run shall be submitted to the Planning Commission for review by 
5/17/23. Failure to submit the final plat for approval or request an extension by the 
Planning Commission will cause the preliminary plan to expire and become null and void. 

3. All standards and concepts imposed herein or as represented on the PUD Concept Plan 
approval are a part of the regulatory requirements that will govern the PUD 
development. 

4. Any standards found in the most recent City of Lebanon Official Zoning Code at the time 
of application that are not modified, varied, or addressed by this PUD approval shall 
continue to apply to the development. 

Mr. Uchtman made a motion for approval and Mr. Miller seconded the motion.   

Roll was called and the motion passed unanimously with staff conditions.  

Major Site Plan 
Multi-Family Apartment - Pheasant Run Drive 

The applicant requests approval of a Major Site Plan (Ch. 1132.06) to construct one multi-family 
apartment with a total 8 units. The applicant, Jim Langendorf, has submitted an application for 
review and approval of a site plan to construct the building on Pheasant Run Drive with access to 
the building through a private driveway. The property is located within the Residential-Two (R-2) 
zone, where multi-family residential dwellings are permitted.   
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The residential building meets the minimum setback requirements for the R-2 zone as detailed 
below. The development will be rental units and treated as one site with a single property owner. 
The development gains access from Pheasant Run Drive. There will be a private driveway that 
runs through the development serving as access to the parking lot and the garages of the multi-
family building.  All parking and access facilities are located at least 10’ from the property lines 
per code.  

The size of the parcel is under one acre, so a detention basin is not required on the site to offset 
the increase in the impervious surface. The stormwater drainage plan is being reviewed by the 
Division of Engineering.  Grading on the site shall not negatively affect the adjoining properties 

The site is located adjacent to similar uses, so a buffer screening is not required for most of the 
site.  However, there are single-family uses to the west of the development.  Buffer type A is 
required with a minimum width of ten feet, three deciduous trees, and three shrubs per 100 feet.  
Additional trees need to be worked into the plan to screen that area. 

The building materials consist of brick veneer on over 75% of the front façade and 50% on the 
sides and rear of the building.  Three single and one double vinyl garage doors are fronting the 
private driveways on each side of the building. The proposed buildings have gabled roofs with 
dimensional shingles. 

Based on the analysis, staff has determined that sufficient findings have been made in accordance 
with the approval criteria required under Ch. 1132.06(I.).  Therefore, staff recommended the 
Major Site Plan for multi-family development on Pheasant Run Drive be approved subject to the 
following conditions: 

1. All plan corrections as required by City Departments shall be submitted prior to zoning 
and building permits being issued for the project. 

2. All required City and County permits shall be obtained within one year of the Site Plan 
approval date. Failure to submit for the appropriate permit approvals or request an 
extension by the Planning Commission will cause the major site plan to expire and 
become null and void. 

3. Any variation from the approved plans will require additional review and approval by the 
Department of Planning and Development and/or Planning Commission prior to any work 
being conducted at the site. 

Mrs. Brewer made a motion for approval.  

Mr. Uchtman seconded the motion. 

Roll was called and the motion passed unanimously. 
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Subdivision Final Plat  

Pratt Plat – 147 E. Orchard Avenue 

Staff recommended the final plat of Pratt Plat to consolidate two lots into one be approved, 
subject to the following conditions: 

1. The plat shall be recorded within sixty (60) days from the date of approval by Lebanon 
City Council as required in Section 1117.04 (a)(4) of the Subdivision Regulations. 

2. A reproducible mylar of the recorded plat shall be provided to the City of Lebanon.  

The application stated how glad they were that the process was moving forward. 

Mrs. Brewer made a motion for approval.  

Mr. Aylor seconded the motion. 

Roll was called and the motion passed unanimously. 

 

OTHER BUSINESS 

There was no other business, so Mayor Messer made a motion to adjourn the meeting and Mr. 
Miller seconded the motion. 

Roll was called and the meeting was adjourned at 8:32 p.m. 

 

__________________________________       _________________________________ 
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