
    

 
 
 
 

Agenda for the Planning Commission 

Tuesday, January 18, 2022 

7:00 p.m. 50 S. Broadway, Lebanon, Ohio 

           
1) Call to Order 

 
2) Roll Call 

 
3) Minutes 

 
a) December 15, 2021 - Regular Meeting  

 
4) New Business 

Public Hearing 

a) Map Amendment  

1) Neil Armstrong Way – Parcel: 12122000450 - Toll House Farms                    
R-1CC to R-1CC PUD – Fischer Paired Patio 

 
Public Hearing 

b) Conditional Use 

1) 600 Cincinnati Avenue – Group Home – Family Promise of Warren County 

 
c) Subdivision Final Plat 

1) Autumn Ridge Section 2-B 
2) McBurney Woods 
3) Columbia Business Park 

 
d) Other Business 

 
5) Adjourn   



CITY OF LEBANON PLANNING COMMISSION MINUTES  
DATE: December 15, 2021 
TIME: 7:00 p.m. 
 

The meeting was called to order by Mr. Miller.  Members present were Bernie Uchtman, Tom 
Miller, and Jeff Aylor. Also present was Greg Orosz, City Planner.  
 
Consideration of Minutes 
The meeting minutes for the November 16, 2021 regular meeting were reviewed and motioned 
for approval by Mr. Aylor and seconded by Mr. Uchtman. The minutes were approved as written.   
  
Public Hearing 
Marijuana Text Amendments to the Official Zoning Ordinance 

Mr. Orosz presented an overview of text amendments to chapters of the Official Zoning Code to 
create definitions and use standards for marijuana. Council initiated amendments to clarify the 
zoning code regarding marijuana facilities.  The amendments include: 

a. Prohibit all marijuana facilities in the Central Business District. 
b. Allow medical marijuana facilities in General Commercial District as a Conditional Use. 
c. Limit the number of medical marijuana dispensaries in the City to two.  
d. Prohibit recreational-use dispensaries. 
e. Allow marijuana cultivation and manufacturing facilities in the Industrial Districts. 
f. Provide use-specific guidelines for marijuana facilities. 
g. Add marijuana related definitions to the zoning code.  

Medical Marijuana Dispensary would be permitted as Conditional Use in the General Commercial (GC) 
District with use-specific standards such as no marijuana facility shall be located within 500 feet of a 
school, church, public park, public playground, or public library, consistent with state of Ohio spacing 
requirements.  Also, the exterior of any marijuana facility needs to be properly screened so that its 
activities, with exception of any administrative tasks occurring inside the facility, shall not be seen by the 
public within the right of way. 

Mr. Orosz then clarified how review criteria shall be considered such as the impact of the proposed use 
on public safety, economic welfare, and general welfare of the surrounding community in regard to any 
odor emanating from the proposed use.  Also, any disproportional concentration of medical marijuana 
facilities would be considered. 

The facility would have to comply with all local and state laws pertaining to medical marijuana facilities, 
including all local and state licensing requirements. A state provisional license within one year of Planning 
Commission granting a Conditional Use would be required or the Conditional Use would expire. 

Medical Marijuana Cultivation/Manufacturing Facility would be permitted in the Industrial Districts with 
use-specific standards such as no retail sales or process which creates noise, dust, vibration, glare, fumes, 
odors detectable to the normal senses beyond the property boundary.  The exterior of any medical 
marijuana facility would also need to be properly screened so that anything other than administrative 
tasks occurring inside the facility could not be seen by the public. 

The proposed text amendment is to adjust due to changed conditions and changes necessary to 
advance the health, safety, and general welfare of the City. Based on the analysis, staff 
determined the proposed text amendments fulfill the approval criteria required under Ch. 
1132.05 of the Lebanon Zoning Code.  
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Therefore, staff advises the Planning Commission to recommend approval of the zoning text 
amendments to City Council. 

The Public Hearing was opened at 7:10 by Mr. Uchtman and seconded by Mr. Aylor. 

Mr. Scott Norris, stated that he was on the fence with Medical Marijuana.  Where he is not 
generally in favor of marijuana use his main concern is that dispensaries are not placed on every 
corner, especially in the CBD. 

Mr. Norris also question whether there would be restrictions on the number of medical 
marijuana manufacturing facilities. 

Mr. Orosz said the current language does not restrict the number of manufacturing facilities. 

The Public Hearing was closed at 7:18 by Mr. Uchtman and seconded by Mr. Aylor. 

Mr. Uchtman stated that it was smart that we are getting ahead of this instead of reacting once 
there was an issue. 

Mr. Uchtman also questioned whether there should be a restriction on the number of 
manufacturing facilities. 

Mr. Aylor and Mr. Miller also stated that the proposed amendments are pragmatic.   

Mr. Uchtman made a motion for approval and recommendation of the text amendment to City 
Council. 

Mr. Aylor seconded the motion. 

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

 
SITE PLAN – PUD REGULATING PLAN   
511 North Broadway – Phase III 

Mr. Orosz presented an overview of the PUD Regulating Plan Phase 3 and Site Plan review of the 
development located at 511 & 525 N. Broadway, a mixed-use development including both 
commercial and residential. The commercial buildings are situated along North Broadway with 
parking located behind the buildings. The current review is for the second phase of the 
commercial component of the site as the residential portion and the first phase of the 
commercial has already been approved by Planning Commission and is currently under 
construction. 

Council approved the Map Amendment, Concept Plan, and Development Standards with 
Ordinance No. 2018-099. The PUD Regulation Plan for the mixed residential, parking, and open 
space portion of the site was approved by Planning Commission on December 17, 2019, and the 
first phase of the commercial area was approved July 28, 2021. 
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Mr. Orosz explained how this phase is focused on the north two tenant building utilizing the 
newly acquired 525 N. Broadway parcel. The existing building at 525 N. Broadway will be 
demolished to make way for the proposed development. The approximate size and location of 
these buildings correspond with an approved Concept Plan option that depicted this scenario. 

There are 66 parking spaces for the northern commercial building and 49 for the southern 
building for a total of 107 commercial and retail parking spaces proposed for the commercial 
component.  There are also on-street parking spots along N. Broadway.   

Mr. Orosz described the proposed building design is compatible with the established 
architectural character of the surrounding area.  The architect has developed a well-balanced and 
varied base, body, and cap façade combination. There are electric control boxes that are required 
to be in front of the building as illustrated in the following plans.   The applicant and the Lebanon 
Electric Department have been working through the details.   

Based on the analysis it was determined that sufficient findings have been made in accordance 
with the approval criteria required under Ch.1132.06 (I.).  Therefore, staff recommends the PUD 
Regulatory Plan Phase 3 and Major Site Plan for the proposed 511 North Broadway development 
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 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. Aylor stated how nicely the project was progressing and how important this development 
would be for N. Broadway.   

Mr. Miller and Mr. Uchtman also agreed that the development was moving along. 

Mr. Aylor commented on the need for the city to also maintain a focus on improvements in this 
area.   

Mr. Aylor motioned for approval. Mr. Uchtman seconded. 

Roll was called and the motion passed unanimously with the staff conditions.  
 
SITE PLAN 
W. Main Street – Big Mikes Fuel Service and Drive-Thru 
 
Mr. Orosz explained how the applicant would like to continue the application until the February 
meeting.   
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Mr. Aylor made a motion to continue the application until the February meeting Mr. Uchtman 
seconded. 

Roll was called and the motion passed unanimously. 

Other Business 
Mr. Orosz gave an overview of the application on next month’s meeting.  There is an application 
Autumn Ridge Section 2B Final Plat, Family Promise Conditional Use, and Neil Armstrong Way 
rezoning for paired patio homes by Fischer. 

Mr. Uchtman made a motion to adjourn the meeting. 

Mr. Aylor seconded the motion. 

Roll was called and the meeting was adjourned at 7:40 p.m. 

 
__________________________________       _________________________________ 
SECRETARY – PLANNING COMMISSION        CHAIRMAN – PLANNING COMMISSION 
 



PLANNING COMMISSION 
STAFF REPORT  

 
January 18, 2022 
 
ZONING MAP AMENDMENT  

Neil Armstrong Way – Parcel: 12122000450 
 
PROPERTY OWNER/APPLICANT 

Bunnell Hill Development 
3000 G Henkle Drive  
Lebanon, Ohio 45036 

REQUESTED ACTION 

Zoning Map  Amendment  requested  by  Fischer Homes  on  behalf  of  the  property  owner  Bunnell Hill 
Development  to  rezone  9.148  acres,  Parcel  12122860010,  on  Neil  Armstrong Way, located  at  the 
southwest corner of Neil Armstrong Way and Franklin Road, from R‐1CC (Residential One‐CC) to R‐1CC 
PUD.   

DESCRIPTION OF REQUEST 

The proposed rezoning request is to amend the parcel’s zoning to accommodate a regulatory/preliminary 
plan for 44 lots along with a detention pond and open space. The concept plan depicts the lots on 6.11 
acres with a proposed open space of 2.3 acres. The plan shows 22 attached single‐family buildings.  The 
applicant  is currently requesting a rezoning to R‐1CC PUD to allow for alternative  layout options other 
than what the R‐1CC district would typically permit. 

BACKGROUND 

The relatively new construction of Neil Armstrong Way 
adjacent to the property has provided the site with ideal 
development conditions such as safe access  to arterial 
and  collector  transportation  routes  as  well  as  high 
visibility.   

Site  Description:  The  property  is  9.148  acres  of 
agricultural land with a small pond/wetland in the center 
east of the property and a small strip of natural woods 
adjacent to the eastern and southern boundaries of the 
development. 

Surrounding  Zoning  and  Land  Use:  The  surrounding 
properties are R‐1CC and R‐2. The  construction of  the 
Traditions of Lebanon is nearing completion to the west.  
There are existing mixed multi‐family housing  types  to 
the east of  the property.   The  intersection of  Franklin 
Road  and Neil  Armstrong Way  serves  as  an  unofficial 
gateway into Lebanon from the Northwest. 

 

 

Property Aerial  
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ENVISION LEBANON COMPREHENSIVE PLAN 

The  Lebanon  Comprehensive  Plan  ‐  Future  Land Use Map 
identifies the parcel as Neighborhood Residential, Transition.  
The  goal  of  the  district  is  to  allow  residential  infill  that 
complements  the  existing  character  (building  scale, 
placement,  design,  etc.).  Encourage  multi‐family  housing 
such  as  townhomes,  duplexes,  and  small  multi‐family 
buildings  to  support  a  range  of  living  options.  Support 
neighborhood‐scale commercial/mixed‐use located near the 
edges  of  a  neighborhood  or  along  a  major  corridor. 
Encourage  integrated neighborhoods  through  shared open 
space  amenities  and  vehicular/pedestrian  connectivity. 
Maintain and expand public realm features  including street 
trees, lighting, and sidewalks.   

ZONING DISTRICT 

Residential  One‐CC  (R‐1CC):    Single‐family  detached  and 
two‐family attached – 5.2 dwelling units per acre. 

CONCEPT PLAN 

The applicant has  submitted a  concept plan with  the map 
amendment  application.  The  proposed  development 
consists of 44 lots, 22 attached two‐family comprised of both 
one‐and  two‐story  residential  buildings.  The  project  is 
expected to be constructed in a single phase. 

Project Area   9.148 acres 

Development Area  6.848 acres 

Area in Open Space   2.3 acres (25%) 

Phase I ‐ Density  4.8 DU acre 

Future Land Use Plan  

Zoning Map  

Suburban Residential

Neighborhood Residential,

Neighborhood Residential,
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The primary rationale for the proposed PUD overlay is to permit 0’ side yard setback along the common 
wall of  the attached units.   Also,  the applicant would  like  to  reduce  the  required  front and  rear yard 
setback, at staff’s recommendation, to provide for at least 30’ buffer area along Neil Armstrong Way and 
a 10’ minimum buffer adjacent to the existing residential. 

ZONING 

 
OPEN SPACE 

There is a detention pond depicted on the plan in the southern portion of the property and an existing 
wetland  is  also  being  preserved.    Open  space  is  also  shown  along  Neil  Armstrong Way  and  at  the 
intersection of Neil Armstrong Way and Franklin Road. 

 
PROCESS 

Upon approval of the zoning map amendment, the site development of the property  is subject to the 
requirements and standards of the Lebanon Subdivision Regulations and Lebanon Zoning Code, subject 
to the following criteria: 

Zoning Amendment Approval Criteria (Ch. 1132.05 G.) 

1. Whether  the  proposed  amendment  corrects  an  error  or meets  the  challenge  of  some  changing 
condition, trend, or fact since the time that the original text or map designations were established; 

The proposed map amendment meets the intended land use as designated in the Envision Lebanon 
Comprehensive Plan.     

2. Whether the proposed map amendment is in accordance with the future policy goals and objectives 
as provided for in the future land use map. 

The proposed map amendment  is  in accordance with  the  future policy goals  that  recognize  that 
changing demographics have created a demand for these types of developments. 

 

  Standard  Proposed 

Front Yard Setbacks  35’  20’ 

Side Yard Setback  6’one ‐ 18’ total  0’ & 6’ one – 18’ total 

Rear Yard Setback  25’  15’ 

Maximum Lot Size  10,000 s.f. for Two‐Family   5,330 s.f. 

Minimum Lot Width  80’ for Two‐Family   37’ each or 74’ for Two‐Family 
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3. Whether the proposed amendment is consistent with the purpose of this ordinance; 

The  proposed map  amendment  is  consistent with  the  purpose  of  the  Lebanon  Zoning  Code  by 
fostering convenient, compatible, and efficient relationships among land uses. 

4. Whether and the extent to which the proposed amendment addresses a demonstrated community 
need; 

Although  the builder  is  still  finishing a  similar project  in Lebanon.   The applicant has  stated  that 
market research has shown that there is still a need for additional units in the area. 

5. Whether the proposed amendment will protect the health, safety, morals, and general welfare of the 
public; 

The proposed map amendment protects the health, safety, morals, and general welfare of the public 
in accordance with Ch. 1130.02 of the Lebanon Zoning Code.   

6. Whether the proposed map amendment will result in significant mitigation of adverse impacts  on 
the  natural  environment,  including  air,  water,  noise,  stormwater  management,  wildlife,  and 
vegetation; 

At this time, there appear to be no adverse impacts to the site; any significant mitigation is subject 
to review.  Care should be taken to protect the existing trees and the wetland on the site. 

7. Whether the proposed map amendment will ensure efficient development within the city; and 

The  proposed map  amendment  facilitates  a  cohesive  development  that  is  consistent  with  the 
surrounding properties. 

8. Whether  the  proposed  zoning map  amendment will  result  in  a  logical  and  orderly  development 
pattern. 

The proposed map amendment will result in a logical and orderly development pattern consistent 
with the land use policy designated for the corridor. 

STAFF RECOMMENDATION 

Based on the analysis, staff finds the proposed Zoning Map Amendment requested by Fischer Homes on 
behalf of the property owner Bunnell Hill Development to rezone 9.148 acres, Parcel 12122860010, on 
Neil Armstrong Way from R‐1CC (Residential One‐CC) to R‐1CC PUD fulfills the approval criteria required 
under Ch. 1132.05 (G) of the Lebanon Zoning Code.  

Therefore,  staff  advises  the  Planning  Commission  to  recommend  approval  of  the  Zoning  Map 
Amendment, Concept Plan, and PUD Guidelines to City Council; subject to the following conditions: 

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

2. 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. 

3. A Regulatory Plan per §1132.05 shall be submitted prior to the approval of final plats.  A full 
Preliminary Plan shall also be submitted concurrently with the Regulatory Plan.   

 
 



PARKSIDE AT LEBANON 
PUD GUIDELINES 

 
January 18, 2022 

ZONING MAP AMENDMENT  
Neil Armstrong Way – Parcel: 12122000450 
Subject Property:  Approximately 9.148 acres 
Existing Zoning: Residential One-CC 
Proposed Zoning:  Residential One-CC PUD 

PROPERTY OWNER & AGENT 
Bunnell Hill Development 

SECTION 1.  PURPOSE & APPLICABILITY 
The intent of the Tollhouse Farms PUD is to establish standards governing the PUD to allow for flexibility in site design with 
enhanced control of the development that would generally be permitted under conventional zoning. Unless otherwise stated, 
development within the PUD shall be governed entirely by these provisions and the standards of the City of Lebanon Official 
Zoning Code. Administrative Modification (Minor) approval is permitted up to 15% of the minimum standards per the Official 
Zoning Code. If a standard is not modified, varied, or addressed by the PUD Concept Plan or the PUD Guidelines, the Official 
Lebanon Zoning Code in effect at the time of the application shall be the governing regulations. 

MIXED-USE PUD CONCEPTUAL PLAN 
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SECTION 2. SCHEDULE OF USE, SETBACK, LOT SIZE, & DENSITY 

Building Sites and Building Setbacks:  The City of Lebanon has established minimum standards for building 
setbacks for the residential structures within the development. All homes shall be in accordance with the 
building set back lines, and yard requirements as shown on the recorded plat of the subdivision applicable 
to the subject Lot. No portion of improvements on any Lot including eaves, stoops, porches, decks, or 
swimming pools may be erected or permitted to remain out of the setback area for that particular Lot. 

Easements:  No permanent structure shall encroach on easements of record; however, landscaping, 
fencing, lighting, and driveways may be placed in easements of record provided they do not interfere with 
the intended use of the easement or access to the appurtenances within it. 

SECTION 3. OPEN SPACE, AMENITIES, & STREAMSIDE SETBACK 

Open Space:  Land designated as open space set-
aside areas shall be dedicated to the HOA. A 
portion of the green space at the intersection of 
Franklin Road and Neil Armstrong Way shall 
serve as the location for a Gateway feature 
within an easement area dedicated to the City of 
Lebanon.  

Location:  Open space shall be in close conformance to the locations illustrated on the PUD Concept Plan.  
Modifications to open space shall be reviewed by the Community Development Department or follow the 
Official Zoning Code modification process. 

Buffer Area: A permanent landscape buffer easement shall be dedicated for the space buffer areas 
adjacent to existing residential.   

SECTION 4. DESIGN GUIDELINES – LOTS 1-24 

Certain Lots shall be deemed "Special Focus Designation" Lots: Such Lots will require additional 
landscape design/installation and will also require additional architectural requirements due to the high 
visibility of some or all sides of the house and yard and the impact of that visibility on the overall aesthetic 
appearance. 

Building Material:  All lots within 1-24 shall require rear elevations containing a minimum of 50% of 
masonry building materials (brick, stone, cultured stone, etc.).  Side building walls that are highly visible 
to the public right-of-way shall contain a minimum of a 2.33-foot-high portion of masonry building 
materials.   These elevations shall also contain neutral colors such as white, off-white, or light tan to blend 
with the character established with Traditions of Lebanon.  Second Floor approved materials are the same 
as the first-floor wrap, with the additional permitted use on primary vertical planes the use of Redwood, 
Shakes, Hardi-plank, or cem-Plank Siding.   

Foundation:  Any concrete that is exposed more than one-and-one-half feet shall be covered with the 
brick/stone or Hardi-plank utilized on the main structure and/or, when applicable, grade adjustments, 
retaining walls, and landscape may be utilized to achieve minimum foundation exposure. 

 Standard Proposed 
Front Yard Setbacks 35’ 20’ 
Side Yard Setback 6’one - 18’ total 0’ & 6’ one – 18’ total 
Rear Yard Setback 25’ 15’ 
Maximum Lot Size 10,000 s.f. for Two-Family  5,330 s.f. 

Minimum Lot Width 80’ for Two-Family  37’ each or 74’ for Two-Family 

Project Area  9.148 acres 

Development Area 6.848 acres 

Area in Open Space  2.3 acres (25%) 

Phase I - Density 4.8 DU acre 
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Awning: No metal or plastic awnings for windows, doors, decks, or patios may be erected or used without 
prior approval. Canvas awnings may be used subject to prior approval of size, color, location, and manner 
of installation for the particular Lot in question. 

Decks: No decks are permitted on lots 1-24. 

HVAC Equipment Screening:  No air conditioning, heating equipment, or apparatus shall be installed in 
front of, or attached to any front wall or located where visible from a side street. Equipment shall be 
screened with appropriate landscaping from view. Window-mounted air conditioning units are 
prohibited. Plants used as screening should be maintained by the Owner so equipment, apparatus, or the 
fixture being screened is accessible by service personnel and/or meter readers.  

SECTION 5. SITE IMPROVEMENT STANDARDS  

Street Trees:  On the private street the Builder shall provide as part of the landscape package street trees 
with a spacing of approximately 30 feet. The street trees shall be 2” caliber.  The street requirement is in 
addition to site landscaping within the respective Lot. 

Downspouts: Sump lines, foundation drains and roof drains shall be connected to the appropriate 
discharge line.  In general, piping of downspouts to the storm sewer system is required, however, piping 
must terminate a minimum of five feet (5') from side property lines and ten (10') from rear property lines 
where a connection is not possible.  At termination point, pop-up drains are required unless approved 
otherwise. The drainpipe must discharge onto sod, other approved landscape material, or surge stone. 

Secondary/Auxiliary Structures:  Accessory Structures are not permitted on lots 1-24 and are permitted 
2’ from the house and 0’ from the side and rear property line for lots 25-44. 

Exterior Lighting:  Floodlights should be shielded as much as possible.  They must be attached to the soffit 
at the eaves line and will only be permitted on the rear of the home and to a limited extent on the sides 
if behind the front corner of the house. 

Fences:  6’ Vinyl fences are permitted between common wall units and may run 15’ from the rear of the 
house.  Permitter fences should be constructed of 4’ wrought iron or aluminum pickets. Once an approved 
fence has been erected adjacent to a side Lot boundary line which is a common boundary line with 
another Lot, that approved fence or wall design and material(s) will be the only approved fence or wall 
design and material(s) that may be erected in the vicinity of that common Lot line.   

Two rows of fencing on adjacent property lines are not permitted.  Where appropriate fences must abut 
property lines and adjacent property owners will be allowed to tie into neighboring fencing.   

Free-standing privacy walls which are a maximum of 6’ in height and comprised of either brick or stone 
on both sides are generally allowed. Intermediate piers that are a minimum of 2’ square and a maximum 
of 7’ tall are permitted   
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PLANNING COMMISSION 
STAFF REPORT  

 
January 18, 2022 

CONDITIONAL USE - GROUP HOME 

R-2, Residential Two PUD 
600 Cincinnati Avenue 
 
PROPERTY OWNER 
Family Promise of Warren County – Interfaith Hospitality 

R E Q U E S T E D  A C T I O N  
Review of a Conditional Use application for a Group Home in a recently rezoned Residential Two (R-2) 
PUD Overlay District. The property has been the Shaker Inn for decades with self-storage behind the 
motel.  The Conditional Use for the property would allow for a Group Home scenario with institutional 
office and residential uses. 

B A C K G R O U N D  
Family Promise of Warren County (FPWC - formerly Interfaith Hospitality Network of Warren County) has 
entered into a contract with the current owner, ITS Lebanon LLC, to purchase the Shaker Inn.  The 
purchase consists of approximately 2.73 acres for the parcel fronting Cincinnati Avenue and includes the 
Shaker Inn Motel.  The approximately 8.23 acres behind the Shaker Inn currently used as storage facilities 
and undeveloped land will remain owned by ITS Lebanon.   

The proposed use of the facility would be relatively consistent with the way the property has been used 
for many years. Guests will stay overnight for relatively short periods, and there will be a small 
administrative office. There are no major planned modifications or renovations that would prevent its 
return to use as a motel in the future.   

Founded in Lebanon in 1998, FPWC is the only shelter serving homeless families and children in Warren 
County.  They typically house clients overnight weekly at a network of Warren County churches.  During 
the COVID pandemic, they housed client families in local hotels since March of 2020.  The number of 
homeless families in Warren County has doubled since 2015 as reported by the local school districts and 
clients.  The current network of churches can only support 5 families/15 persons per week.   

The acquisition of the Shaker Inn by FPWC will enable FPWC to double its capacity and offset motel costs.  
The facility will also enable FPWC to better serve families with handicapped members. FPWC families 
average being in the program for 30 to 45 days before staff helps them find: rent and other eligible 
subsidies; affordable and sustainable housing; and training to improve their income/job skills. 

FPWC will use the northeastern portion of the Shaker Inn facility for a day center for children and adults 
to work with its staff.  This space will also provide offices for Case Managers and Coordinators.  The central 
portion of the facility, consisting of a registration office, on-site manager’s apartment, and storage will be 
the focal point for 24-hour supervision and maintenance.  The western portion of the facility, consisting 
of approximately 20 motel rooms will be used to temporarily house client families.  Families will be served 
dinner and enjoy evening socialization/entertainment at the day center. 

E X I S T I N G  C O N D I T I O N S  
Site Description: The property contains a motel and three self-storage buildings along with natural woods 
and a stream on the western portion of the property. 

Surrounding Land Use: The site is surrounded by multi-family residential to the east and the LMM rail line 
to the north.  The property across Cincinnati is the long-vacant industrial building that was recently 
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rezoned to Mixed-Use PUD.  There are residential properties along West Street a short distance away to 
the east in a Residential Urban (R-1U) District.   

 
Residential Two District (R-2): The purpose of the R-2 Residential District is to provide for multi-family 
attached residential development at a density not to exceed ten dwelling units per gross residential acre. 

Adult Group Home: A residence or facility, as defined and regulated in Chapter 3722 of the Ohio Revised 
Code, which provides accommodations for 6 to 16 unrelated adults and provides supervision and personal 
care services to at least 3 of the unrelated adults.  

Group Home: A residence or facility, not classified as an Adult Family Home, Adult Group Home, or other 
use defined in this Ordinance, where services are provided to a group of unrelated adults and where 
supervision and personal care services are provided to such adults. 

P U D  C O N C E P T U A L  P L A N  
The approximately 2.73 acres site that includes the Shaker Inn Motel will remain essentially the same.  
The motel sign will be removed, and landscaping installed along the frontage of Cincinnati Avenue.  There 
will also be the addition of a black aluminum fence along the parking lot for safety reasons.     

Access Management: The development gains access from two points.  The primary access to the FPWC 
would be maintained through the existing driveway off Cincinnati Avenue. The secondary gravel driveway 
to the east of the main asphalt driveway would be kept to provide access to the self-storage.   

Parking:  Adult family homes, adult group homes, and other group homes; 1 space per 6 bedrooms.  There 
are plenty of parking spaces with 46 parking spaces currently available. 

Landscaping:  The applicant is proposing the installation of ten Red Sunset Maples around the parking lot.  
There are also three landscape islands depicted on the plan to provide separation from the road.   
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C O N D I T I O N A L  U S E  C R I T E R I A  
Conditional Uses in residential districts are subject to review by the Planning Commission (Ch. 1132.07). 
Section 1132.07 (D.) of the Lebanon Zoning Code requires, to approve a Conditional Use, the Planning 
Commission shall use the following review criteria: 

1. The use is in fact a Conditional Use as established within the applicable zoning district; 
Finding:  Group Homes are classified as a Conditional Use in the R-2 Zoning District. 

2. The use will be harmonious with, and in accordance with, the purpose of this ordinance and 
consistent with the policies of the Lebanon Comprehensive Plan; 
Finding: The proposed amendment is also consistent with the purpose of the Ordinance by 
encouraging appropriate uses similar to the surrounding development pattern in the area.   

3. The use will conform to the general character of the neighborhood in which it will be located; 
Finding:  The proposed amendment addresses a demonstrated need for more community health 
options in the area.   

4. The use complies with all applicable provisions of this ordinance including any use-specific 
provisions established in Chapter 1133 (Zoning Districts and Use Regulations);  
Finding:  The proposed development complies with the provisions of the ordinance.   

5. Will be designed, constructed, operated, and maintained so as to be harmonious and appropriate 
in appearance with the existing or intended character of the general vicinity, and will not change 
the essential character of the same area; 
Finding: The Shaker Inn is a well-maintained facility that contributes positively toward the 
appearance of Cincinnati Avenue entering the City of Lebanon.  Family Promise of Warren County 
intends to keep the facility looking the same.  The proposed landscaping enhancements as shown 
on the attached plan will further support the Lebanon beautification effort down the southwest 
corridor from Lebanon. 

6. Will not create excessive additional requirements, at public cost, for public facilities and services 
and will not be detrimental to the economic welfare of the community; 
Finding:  The use will not have an increase on public costs and services as they are already located 
within the community and this move will allow the organization to combine many of their services 
in one location.   
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7. That the proposed use at the particular location is necessary or desirable to provide a service or 
facility which will contribute to the general well-being of the neighborhood or the community; and 
Finding: The development is designed with the intention to provide a necessary service while 
maintaining the well-being of the neighborhood.     

8. That such use will not be detrimental to the health, safety, or general welfare of persons residing 
or working in the vicinity, or injurious to property or improvements in the vicinity. 
Finding: The proposed amendment also addresses a demonstrated need for more community 
health options in the area.  It should also be noted that the proposed use will not generate any 
change in vehicular or pedestrian traffic compared with operation as a motel.  There will also be 
an on-site administrator at all times. 

S T A F F  R E C O M M E N D A T I O N  
Based on staff’s analysis, the Conditional Use review complies with the approval criteria required under 
1132.07 (D.). Therefore, staff recommends the Group Home for 600 Cincinnati Avenue, identified as a 
Conditional Use in the R-2 Zoning District in Table 1133-3, be approved; subject to the following 
conditions:  
 

1. All applicable permits shall be issued by the City of Lebanon prior to the start of any building 
alteration or fence installation.  Two original sets of the final plans shall be submitted for staff 
approval and signature.  

2. A final plat must be approved for the splitting of the single lot into two development parcels of 
record.  

3. Any variation from the approved plans may require additional review and approval by the 
Planning Commission and/or the Department of Planning and Development prior to making 
changes to the site. 

 



PLANNING COMMISSION  
STAFF REPORT 
  
January 18, 2022 

SUBDIVISION FINAL PLAT  

Autumn Ridge Section 2-B 
 
PROPERTY OWNER 
Welsh Development Company 
5780 SR 128 
Cleves, Oh 45002 
 
REQUEST 

The applicant requests review and approval of the final plat for Autumn Ridge Section 2-B as required in 
Chapter 1117.02 of the Subdivision Regulations to develop the last section of Autumn Ridge, a total of 28 
single-family residential lots on 12.9835 acres.  
 
CURRENT ZONING 

Residential One - B (R-1B)  
 
BACKGROUND 

Planning Commission approved a preliminary plan for the Autumn Ridge Subdivision on October 16, 2018, 
with final staff approval in July of 2019.  The final plat complies with the layout, configuration, and density 
as provided in the approved preliminary plan. 

STAFF ANALYSIS/FINDINGS 

1. The final plat for Autumn Ridge Section 2-B creates 28 lots on 12.9835 acres.   

2. The final plat dedicates a 50' right-of-way or 0.5661 acres for the Autumn Ridge Drive extension 
and 0.9142 acres for the continuation of Pleasant Ridge Drive. 

3. All lots were reviewed under the minimum site development standards for the R-1B zoning 
district as required under Ch. 1134.02 (A.)  The proposed single-family lots range from 13,502 
S.F. to 38,405 S.F.     

4. The final plat complies with all applicable subdivision regulations as reviewed by the City Planner 
and City Engineer. 

STAFF RECOMMENDATION 

Based on the analysis, staff finds the final plat for Autumn Ridge Subdivision Section 2-B substantially 
complies with the approved preliminary plan and recommends the final plat be approved, subject to the 
following conditions: 
 

1. The developer should work with staff on the placement of any excess street trees along the rear 
of Lot 8420 to screen the existing residence. 

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

3. A reproducible Mylar of the recorded plat shall be provided to the City of Lebanon. 

 
  Approved    Denied  

Date of PC Action:                   
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PLANNING COMMISSION  
STAFF REPORT 
  
January 18, 2022 

SUBDIVISION FINAL PLAT  

McBurney Woods 
 
PROPERTY OWNER 
William Robert Kaufman 
Lebanon, Ohio 
 
REQUEST 

The applicant requests review and approval of the final plat for McBurney Wood as required in Chapter 
1117.02 of the Subdivision Regulations to develop four single-family residential lots on 7.7162 acres.  
 
CURRENT ZONING 

Residential One - A (R-1A)  
 
BACKGROUND 

Planning Commission approved a preliminary plan for the McBurney Woods Subdivision on August 20, 
2019, and a Preliminary Plan Extension on March 16, 2021. The final plat complies with the layout, 
configuration, and density as provided in the approved preliminary plan. 
 
STAFF ANALYSIS/FINDINGS 

1. The final plat for Autumn Ridge Section 2-B creates 4 lots on 7.7162 acres.   

2. The final plat dedicates a 50' right-of-way (0.2876 ac.) for a short McBurney Drive extension 
ending in a cul-de-sac. 

3. The final plat will leave a reminder unplatted parcel of 20.9054 acres. 

4. All lots were reviewed under the minimum site development standards for the R-1A zoning 
district as required under Ch. 1134.02 (A.)  The proposed single-family lots range from 1.3340 
acres to 2.2893 acres.       

5. The final plat complies with all applicable subdivision regulations as reviewed by the City Planner 
and City Engineer. 

 
STAFF RECOMMENDATION 

Based on the analysis, staff finds the final plat for McBurney Woods complies with the approved 
preliminary plan and recommends the final plat be approved, subject to the following conditions: 
 

1. The final plat shall be recorded within sixty (60) days from the date of approval by the Lebanon 
City Council, as listed 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. 

 
  Approved    Denied  

Date of PC Action:                   
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