
 
 

City of Lebanon 
Staff Summary Sheet 

 
Subject:   Vacation Rental Text Amendment Application 
 
Prepared by: Greg Orosz AICP, City Planner                                      May 13, 2020 
 

1. Purpose: To provide information to Planning Commission on the application to add Vacation 
Rental as a permitted use in the R-1U – Urban Residential District to the Lebanon Zoning Code. 
 

2. Background: The applicant recently purchased the property at 432 N. Mechanic with the intention 
of using the house as a Vacation Rental.  The City became aware that the property was being used 
as an unauthorized Airbnd and sent out a violation letter.  The applicant quickly responded with 
her intention to amend the Zoning Ordinance to add Vacation Rentals in the R-1U District.   
 
In 2019 a Text Amendment was approved by City Council that added a definition to the code for 
Vacation Rental and Short Term Rental as well as added Vacation Rentals into the existing 
definitions for Dwelling, Dwelling Unit, and Housekeeping Unit. The addition of Vacation Rental 
to the use chart was added in section 1133.11 to allow Vacation Rentals in the Central Business 
District. Specific language was also added requiring a yearly permit from the Department of 
Planning and Development to be on display at all times with owner contact information visible. 
 

3. Vacation Rental Definition: As a building unoccupied by its owner in which lodging, with or 
without meals, is offered for compensation. 
Short Term Rental Definition: A house or room for rent which is the owner’s full time residence, 
however they are not present at the time the house/unit is rented. 
 

4. Bed and Breakfast Establishments: Bed and Breakfast are a Conditional Use in all residential 
zoning districts.  The use of a single-family dwelling for a bed and breakfast may be permitted 
provided the owner resides full-time in the dwelling, or in a dwelling on an adjoining lot.  Also, no 
more than five bedrooms in any dwelling may be used for bed and breakfast lodging and at least 
one bathroom shall be dedicated to guest use. 
 

5. Zoning Audit: City Council discussed the Comprehensive Plan recently. Council determined that 
they would prefer to postpone the starting of the plan by 6-8 weeks due to the effects of COVID-
19.  However, Council would prefer to have the consultant initiate the zoning audit portion of the 
plan. This would include an audit of the existing zoning code. An initial zoning audit would explore 
discrepancies between the current zoning code and city planning policies. It will also assess the 
overall code relative to best practices of communities similar to Lebanon. This front-end analysis 
will be based on a review of the zoning code, consultation with planning and zoning staff, and 
interviews with users of the zoning code.  It will identify strengths and weaknesses of the current 
code, and will help inform the policies and land use recommendation in the updated plan. 
 

6. Comprehensive Plan Area Plans: Area Plans will be created for four locations including the 
Pleasant Park area. These areas will have specific strategies for change as well representational 
site layout; proposed land use designations; character renderings; character assignments (to align 
to larger land use plan); and precedent images.  In addition a narrative will be prepared that 
addresses the conditions and recommendations for improvements. The recommendations will be 
strongly informed by economic analysis. 



 
 
 
 
 

7. Comprehensive Plan Zoning implications: A strategy for updating the zoning code will be 
provided as part of the process to bring it into alignment with the new comprehensive plan. This 
strategy will be a part of the overall implementation element of the comprehensive plan. The 
recommendations will be benchmarked to align the objectives of the plan with the zoning code 
audit.   
 

8. Staff Analysis: Staff has initial concerns with the affects and impacts that vacation/short-term 
rentals may have on residential areas outside the CBD. Staff is recommending that a 
comprehensive evaluation of short-term rentals be conducted as part of the zoning code audit 
and comprehensive plan update prior to considering any proposed amendments to the zoning 
code.   
 
In light of the upcoming zoning code audit, as well as the investment in an Area Plan that includes 
the subject property, staff recommends deferring the formal review process for the zoning code 
amendment until these planning initiatives are complete. The City is willing to withdraw the 
applicant’s request and refund the application fee.  If the application were to move forward in the 
process, staff’s recommendation is to deny the request. 
 

 



May 6, 2020 
 
Dear Mayor and Planning Commission, 
 
 
I will start by saying, vacation rental expansion will negatively impact the Golden Lamb’s occupancy, which 
runs about 50% annually.  Q-1 is the softest, which brings the summer travel and holiday seasons 
down.  Our weekends are typically 90% plus, where weekday is very lean outside of the summer travel 
season.  There is not enough corporate travel in the market to drive any weekday occupancy.  So, in my 
opinion, new Airbnb type supply would hurt the existing area hotels who survive primarily on weekend 
leisure occupancy.   
 
Many cities, like Cincinnati and some in Norther Kentucky, have laws restricting these types of programs 
for a few reasons.  One, the cities do not get municipal lodging tax.  Airbnb type companies keep washing 
their hands, saying it is up the owner / operator to pay the tax, but the companies can easily enforce 
it.  Secondly, cities have an issue providing affordable housing.  Allowing a few operators to buy many 
rentals negatively impacts opportunities for residents.  In this pandemic situation, travel is halted and may 
not return for an extended period of time. How will empty rentals help the economic viability of 
downtown?  The short answer, they won’t.  Furthermore, in good times there is no occupancy tax to pay 
for direct or indirect municipal services that travelers inevitably use.  Third, in environments where a few 
single investors have purchased several properties, they will attempt to leverage their failure against 
government policy, citing fear of foreclosure and vacancy among other tactics.  While that may not be the 
case here, it certainly is the case where risk of investment should be weighed against market conditions 
instead of trying to leverage policy for personal financial gain.   
 
An unintended consequence of an oversaturated AirBnb market would be detouring a potential hotel 
development investment.  For some time, people have stated Lebanon needs a hotel.  Now with the 
Sports Park coming online, it might be enough to attract a 50-110 room investment from a limited service 
operator.  If this is still an attractive idea, you might consider starting with a concerted effort to work with 
the Fire Marshall and Health Department to condemn and close dangerous motels, thereby creating an 
inventory void which you could then pitch to hotel investment companies.   
 
As a result of the Master Plan, Lebanon is making a concerted effort to provide aid that will increase the 
vibrancy and livability of the downtown district which then would make it easier to attract new corporate 
investment.  This suggests to me that short term rentals contradict efforts and messaging that justified 
direct or indirect spending of public monies for developments like the 511 N. Broadway where the idea 
was to provide a desirable living experience that contributes to the economic base. 
 
In my opinion, vacation rentals are great, but only really benefit the real estate investor and the would-
be traveler.  Lebanon is better in the long term continuing to focus on vibrancy of the downtown 
experience that will attract more professional investment bringing along a permanent workforce with the 
disposable income to support future community aspirations.   
 
Bill Kilimnik 
http://www.goldenlamb.com/ 
 

http://www.goldenlamb.com/


 
May 6, 2020 
 
 
 
Dear Mayor and Planning Commission, 
 
First, I want to thank you for serving on the City of Lebanon, Ohio Planning Commission.  I served as the 
Chairman for the Historic City of St. Marys, Georgia Planning Commission.  It is a challenging and 
rewarding charge to meet current conditions, modern design and land use practices, concepts and ideas 
while preserving the charm and historic values in a community.  
 
I was born and raised in Lebanon, Ohio.  In my youth, I worked at Good Housekeeping Shop/Matthew 
House, Village Ice Cream Parlor, and LCNB.  My husband sat behind me in math class at Lebanon High 
School where we both graduated.  Mayor Brewer officiated our wedding almost 14 years ago.  We are 
currently living out of state for my husband’s work.  Most of our family still lives in Lebanon.  My husband 
and I recently purchased a dilapidated historic home in downtown Lebanon to restore. 
 
I am writing this letter in support of Mrs. Filloon’s application request for a text or map amendment to 
allow vacation rentals in Residential Urban One (R-1U).  Based on my Planning Commission experience 
and my research I believe Mrs. Filloon’s application has merit.  
 
City of Lebanon, OH 2009 Comprehensive Plan 
Vacation rental opportunities contribute to Lebanon’s vision to be “an attractive and desirable place to visit 
and live with community amenities located to draw residents and visitors downtown” as stated in the City 
of Lebanon, OH 2009 Comprehensive Plan (Plan).  In that Plan, Mrs. Filloon’s property is zoned 
Downtown District.   
 
I previously owned a home on East Mulberry Street also zoned, at that time, Downtown District.  My 
husband and I loved living on E. Mulberry because it was downtown living.  We walked to festivals, shops, 
restaurants, and enjoyed Downtown Lebanon.  It offered a very different feel and experience from living in 
the suburbs of Lebanon, where I grew up.   
 
This “housing in and near the downtown with good accessibility provides a critical populace to shop and 
dine downtown. People on the street provide vibrancy and activity that make it an attractive place to be”, 
as written in the Plan, “and nearby residents create a base market for retailers downtown.”  Short-term 
vacation rental guests are seeking a residential experience opposed to the traditional hotel/motel experience.  
Downtown vacation rentals allow guests to experience exactly what makes Lebanon such a great destination 
and place to live, and makes them feel at home while doing it.  
 
I believe vacation rentals in R-1U can be great contributors to the downtown vibrancy and create an 
enhanced market for downtown retailers and restaurants.  I believe the vacation rental offering, in this 
location, is in line with the Plan characterization of, “housing in the downtown development pattern can 
be unique and provide opportunities for products not found elsewhere in the community.”   
  
As further stated in the Plan, “Neither the zoning code nor the city should distinguish between the 
Central Business District Subarea and the Historical Residential Subarea.  Instead the code should 
recommend that noncompatible uses not be located proximate to one another, however, a vibrant mix of 
uses is encouraged.”  Mrs. Filloon’s R-1U residential property should be afforded the same vacation 
rental/compatible use as the Central Business District (CBD).   
 



Downtown Lodging Options 
I Googled “Lebanon, Ohio Lodging” which returned seven results in the general “walkable” downtown 
area.  The results include four hotel/motels, a bed and breakfast offering two additional listed vacation 
rentals online, a campground, and a two-unit vacation rental.  The four listed vacation rental unit operators, 
Hardy’s Bed and Breakfast and Simplify Guests Homes, as advertised on Lebanon.gov/Lebanon 
Charm/Stay have great guest reviews.  They are a testament as existing vacation rentals being a positive 
lodging option in the downtown community.  

Why Approve a Text and/or Map Amendment Now to Allow Vacation Rentals in R-1U? 
Vacation rental permit opportunities in the Downtown District’s R-1U and CBD is compatible with respect 
to this historic district’s unique opportunities not found anywhere else in the community.      

We have seen the vacation rental market bloom over the past decade and it continues to grow in popularity.  
I believe it is in Lebanon’s best interest to embrace and welcome the modern demands for how people want 
to stay in and experience Lebanon.  I am confident the city can accomplish this use while still respecting 
and protecting the values of this mixed-use area.   
 
Personal Vacation Rental Preferences and Experiences 
I am a vacation rental user and advocate for many reasons.  Mrs. Filloon shared with me that extended 
business travel has been a large part of her occupancy.  As a professional I have been on extended business 
trips and details and prefer the privacy and amenities of vacation rentals over hotel living as well.  As a 
mother, I find airbnb more comfortable and accommodating for our child.  Having a kitchen to keep food 
and being able to heat leftovers is all the better.  Airbnb also provided me and my girlfriends’ time together 
cooking meals and hanging out in the comfort of the private living room on our relaxing getaway weekend.   
 
I help maintain two local vacation rentals on VRBO in Santa Fe, New Mexico.  Our home is directly across 
the street from a house listed on airbnb.  It is operated and feels like every other residential home on the 
street. 
 
Airbnb listings have House Rules and Additional customizable Rules set by the individual hosts such as, 
“No Parties or Events” and quiet hours.  Through airbnb, host’s have the ability to write a review about the 
guest and can refuse to book a guest requesting a reservation that has a bad review.  The review/rate system 
is an excellent means to hold all parties accountable. 
 
In my experience, vacation rentals like Mrs. Filloon’s are an important offering and opportunity that is not 
fully realized in downtown Lebanon.  I do hope this Planning Commission will support upstanding citizens 
like Mrs. Filloon who stand ready to use their talents, time, and money to contribute to the City’s vision if 
given the opportunity. 
 

Sincerely, 

 

Kara Roll 

Homeowner 208 E. Warren Street, Lebanon, Ohio 45036 
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