
    

 
 
 
 

Agenda for the Planning Commission 

Tuesday, July 26, 2022 

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

           
1) Call to Order 

 
2) Roll Call 

 
3) Minutes 

 
a) June 21, 2022 - Regular Meeting  

 
4) New Business 

 
Public Hearing 

a) Conditional Use 
1) 222 W. Silver Street – Short-Term Rental 
2) 208 E. Warren Street – Short-Term Rental 

 
b) Site Plan 

1) 1525 Genntown Road – El Picante – Building Addition  
 

c) Subdivision Final Plat 

1) Horseshoe Falls, Section 5 – Lot Split 
2) 140 Harmon Ave., LLC - Replat 

 
d) Other Business 

 
5) Adjourn   



CITY OF LEBANON PLANNING COMMISSION MINUTES  
DATE: June 21, 2022 
TIME: 7:00 p.m. 
 
 

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

Consideration of Minutes 

The meeting minutes for the May 17, 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 

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

Mr. Orosz explained the applicant’s proposal for a modification to the approved PUD 
requirements for Pods 11 and 13 to allow a change of building type and use from a mix of owner-
occupied single-family and two-family homes to 147 single-family rental units.  Modifications that 
impact the intent of the approved plan shall require full review by the Planning Commission and 
City Council in compliance with Subsection 1132.05 (D). 

A public hearing notice was published on Sunday, May 29, 2022.  A public hearing notice was 
mailed to all property owners within 500 feet of the subject property on Friday, May 27, 2022. 

Mr. Orosz explained the background of the PUD.  During Planning Commission review of the Map 
Amendment phase, Pod 11 was described as 30 three-story, free-standing townhomes priced 
from the $350’s. These types of homes are a product type that doesn’t currently exist within the 
City. Pod 13 was proposed as owner-occupied attached townhomes, with four homes per 
building, providing a total of 173 farm-style townhomes with two-car garages priced from the 
$300’s. This product type also achieved an objective of the Comprehensive Plan by providing an 
alternate route for residents to achieve home ownership.  The products also met the intent of 
the zoning code by providing development that contributes to the City of Lebanon as a unique 
place and reflects the communities physical character and added to it in appropriate ways. 

Mr. Orosz detailed how the applicant introduced a modification to the Pods on January 13, 2022, 
after the Planning Commission meeting.  It was staff’s understanding that the product style would 
remain the same and the revision only provided greater detail for the Pods. In the modification, 
Pod 11 extended up the westernmost road to provide a unified view shed along the entrance and 
increased the number of homes from 30 to 48.  Pod 13 was changed from two-family instead of 
four-attached townhomes and described as 108 detached and attached townhomes with two-
car garages priced from the $300’s.  Just prior to Council review, the housing type was modified 
to a version that remained owner-occupied, but with a design deemed as adhering less to City 
requirements.  New development is required to contain a level of architecture that is considered 
traditional in Lebanon and be in context with its surroundings. Concerns on the new product in 
Pod 13 not meeting the intent of the zoning code led to the following condition:  PODS 6 & 13 
shall be subject to additional review by staff for material composition and form in order to 
achieve a cohesive development pattern between units and throughout the PODS. 
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Pod 11’s language contained very few changes to the product description and was still proposed 
as two to three story-free standing townhomes priced from the $350’s. The slide deck presented 
by the developer to Council contained a slide for a different product for Pod 11 that was never 
previously discussed with staff or specifically presented to Council by staff. Staff considers the 
original Italianate elevations of Pod 11 as recommended by Planning Commission and originally 
presented to Council as the approved elevations for that Pod. 

The modification request is to the approved PUD requirements for Pods 11 and 13 to allow a 
change of building type and use from a mix of owner-occupied single-family and two-family 
homes to 147 single-family rental units.  The architectural features being proposed for the single-
family rentals are not consistent with the look of the homes initially proposed to the City.  This is 
a highly traveled area and is considered the western gateway to the City. The project is also a 
greenfield development in a rural transition area. Overall design and product type of new 
construction should complement the unique character of Lebanon as outlined in the Envision 
Lebanon Comprehensive Plan. 

Mr. Orosz explained how the City had already approved a diverse mix of rental options to meet 
current demand and the Parkside at Lebanon already has a strong rental component with 280 
multi-family apartment units. While it has always been the goal of Parkside at Lebanon to provide 
a mix of different housing styles, products, and price points, the rental unit rate within the overall 
development signifies a disproportionate mix of housing tenure and does not offer a suitable 
number of owner-occupied units. Single-family home ownership has been articulated as a 
community need throughout the planning process.   

The amount of green space along the corridor in these Pods has also decreased with each revision 
to the Concept Plan. Preserving a strong positive visual appearance along Route 63 was 
considered an important goal within the West Main Street Area Plan.  The West Main Street Area 
Plan recommended a green corridor with buffering along Route 63.  Areas fronting road networks 
were also identified throughout the Envision Lebanon Comprehensive Plan as extremely 
important to the community, which is why Pod 11 was originally broken out as a separate Pod. 

Mr. Orosz then went through the Map Amendment criteria and PUD Map Amendment criteria as 
outlined in the staff report and staff rationale for recommending denial of the PUD modification.   

Mr. Uchtman made a motion to open the Public Hearing, Mr. Miller seconded the motion and 
roll was called and the motion was approved to open the Public Hearing at 7:10. 

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 described 147 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. 
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Jeremy Magrum, 2130 Hamilton Road, was in favor of denial and wanted to see this portion of 
the development remain owner-occupied. 

Stacy Raney, 2279 Route 63, talked about his concerns over noise, traffic, and the rental aspect.  
She stated that they had live in Middletown and the rental properties become an issue as renters 
are typically not as invested in the community. 

The Public Hearing was closed at 7:20 by Mr. Miller and seconded by Mr. Uchtman. 

Mr. Miller stated that he just recently recommended approval of the PUD and now the 
development is coming back for changes.   He prefers owner occupied and had concerns over 
such a large-scale rental area.  

Mr. Uchtman agreed that he prefers owner occupied properties because it adds value to the 
community and the homeowner.  He also referred the rental percentage chart presented by staff 
that shows a balanced approach in Lebanon, especially in comparison to neighboring 
communities.   

Mayor Messer stated that is was a good presentation by the developer, however, it was difficult 
to get over the change to all rental.  Council just reviewed their 2023 goals and encouraging 
owner-occupied housing products was included.  He did not see how this would receive Council 
support. 

Mr. Aylor talked about how there is a strong number of rental units as the City has a strong 
missing middle component.  He stated that this product would not be a bad fit for other 
communities who do not have a missing middle component.  

Mr. Uchtman made a motion to deny the modification to the approved PUD requirements for 
Parkside at Lebanon, Pods 11 and 13, to allow a change of building type and use from a mix of 
owner-occupied single-family and two-family homes to 147 single-family rental units. 

Mr. Miller seconded the motion. 

Roll was called and the motion was passed unanimously. 

 
Map Amendment 
1606 Wal-mart Drive – Kendall Group 

The applicant is proposing a Zoning Map Amendment for 35.852+ acres from General Commercial 
and Rural Residential to Mixed-Use District. Kendall Property Group initiated the amendment for 
a development with retail adjacent to Walmart, a 248 dwelling unit multi-family residential for 
the center of the site, and open space for the remainder of the parcel.    

A public hearing notice was mailed to all property owners within 500 feet of the subject property 
on Friday, May 27, 2022. 

The property is currently divided into two zoning districts.  Approximately 9 acres as General 
Commercial and 26 acres are currently Rural Residential.  The subject acreage was part of a 162-
acre annexation in 2001.   
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The Envision Lebanon Comprehensive Plan, Future Character Map primarily depicts this property 
as Mixed-Use. The eastern portion of the property is labeled Transitional Rural Residential with 
Parks & Open Space further to the east.   

Mr. Orosz explain how 2.5 acres of the site are proposed for retail use, however, there is no 
specific end-user at this time.  The multi-family development will comprise 24.9 acres with 
around 32% of that area depicted as green space. There will be 8 acres of open space maintained 
by HOA and includes buffer areas, entrance landscaping, a retention pond, and a pool house and 
pool. The 248 dwelling units on 35 acres equates to 7 units per acre.  The units will be divided 
into sixteen, 3-story buildings. There are 339 surface parking spots and 100 attached garages 
providing 1.77 spaces per d/u. 

Over 50 percent of the total area of the development area is dedicated to open space, 
recreational use, and parkland. This includes a 10-acre park that is proposed to be owned and 
operated as a public park.   

Although the PUD will set the requirements for the multi-family residential structures, the 
development would meet the setback standards for multi-family development.  As a commercial 
and multi-family project, the development is subject to LCO §1136 Architectural Design 
Requirements.  Encourage development that contributes to the City of Lebanon as a unique 
place, reflecting the community's physical character with buildings oriented so that the entrances 
face the primary street as well as parallel to the street. 

Mr. Orosz then went through the Map Amendment criteria and PUD Map Amendment criteria as 
outlined in the staff report and staff rationale for recommending denial of the PUD modification.   

Based on the analysis, City staff finds the proposed Zoning Map Amendment proposed by Kendall 
Property Group for 35.852+ acres from General Commercial (GC) and Rural Residential (R-R) to 
Mixed-Use District with a PUD Concept Plan, complies with the approval criteria required per the 
Lebanon Zoning Code.  

Therefore, staff advised the Planning Commission to recommend approval of the Map 
Amendment, PUD Concept Plan, and Design Requirements 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 Design Requirements are a part of the 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 addressed by this PUD shall continue to apply to the 
development. 

3. A Site Plan shall be submitted prior to final zoning approval. 

Mr. Uchtman made a motion to open the Public Hearing, Mr. Miller seconded the motion and 
roll was called and the motion was approved to open the Public Hearing at 7:38. 

Mr. Foster, the Engineer for the property stated that he was there to answer any questions.   
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Mr. Kendall, the developer for the project, gave a brief history of the company and other projects 
in their portfolio.  

The owner of the property stated they thought the project would make a good transition to 
Walmart.   

Mr. Miller made a motion to close the Public Hearing, Mr. Uchtman seconded the motion and 
roll was called and the motion was approved to close the Public Hearing at 7:41. 

Mr. Uchtman liked the quality of the product but was 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. Miller said the development should be connected and discussed the sidewalks along the road 
extension. 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. 

Mayor Messer clarified the policy decisions that go into why the Parkside at Lebanon 
modification would be denied and this rental option would be approved.  He stated that this type 
of development was planned for in this location during the public planning process and the 
project works well to start the vision of the overall area around Walmart.  

Mr. Aylor liked the overall feel, amenities, and walkability and reiterated that connection would 
be very important for balanced growth in that area. 

Mr. Uchtman made a motion to approve the Map Amendment, PUD Concept Plan, and PUD 
Requirements to City Council, subject to the staff’s conditions. 

Mr. Miller seconded the motion. 

Roll was called and the motion was passed unanimously. 

 

Public Hearing 
Conditional Use 
3465 Columbia Road 
 
Mr. Orosz detailed the purpose of the hearing was Conditional Use to construct a new booster 
station. A public hearing notice was mailed to all property owners within 500 feet of the subject 
property on Friday, May 20, 2022. 

The subject property is the parcel recently acquired by the City through a property transfer with 
Fecon for the Grant Drive Right-of-way recently vacated.  There is a historic schoolhouse on the 
property. Light Industrial (I-1) to the south and west. Properties to the north and east are large-
lot residential in Union Township. 

The enhancements consist of the construction of a precast concrete building with a brick façade 
to house the new booster station and extensive underground infrastructure. The access to the 
site will be maintained from Columbia Road with access to a new parking lot containing three 
parking spaces for technicians.  A six-foot chain link fence will enclose and secure the facility. 
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A public utility shall comply with the requirements set forth in Ch. 1135.02: Utilities Location. A 
building or structure shall be set back at least 25 feet from any property line. The proposed plan 
places the building approximately 60’ from the right-of-way line. The site shall be suitably 
landscaped and maintained and a screening area and surrounding areas shall not be adversely 
affected by the facility. 

The supporting infrastructure cannot contain significant architectural detail due to the necessary 
function of a facility of this nature. Staff recommends evergreen trees be added where feasible 
to screen the facility from the road. 

Mr. Orosz stated that recommendations and decisions on a Conditional Use are based on 
considerations of review criteria. The site meets the zoning code criteria for a Conditional Use. 
The facility should not have any negative effect due the distance away from existing uses and the 
contained nature of the facility.  The facility provides an essential public service that supports the 
health, safety, and general welfare of the community.   

Staff has determined that sufficient findings have been made to satisfy the criteria as required 
under Ch.1132.07 (D.) and Ch. 1135.02.  Therefore, staff recommends the Conditional Use (Ch. 
1132.07) to construct a Sanitary Booster Station at 3465 Columbia Road be approved; subject to 
the following conditions:  

1. All interdepartmental comments shall be addressed on revised plans for final staff 
approval prior to the zoning permit being issued for the project, including the 
fence shall be black chain link and the facility shall be screened with evergreens. 

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

Mr. Uchtman made a motion to open the Public Hearing, Mayor Messer seconded the motion 
and roll was called and the motion was approved to open the Public Hearing at 7:56. 

Mark Engelhardt, 3404 Columbia Road, had concerns about value going down due to the chain 
link fence and the look of the structure. He is against the project as there are expensive houses 
located nearby. He also asked about access to high-speed internet. He also requested that any 
facility that is built be relocated down away from his property. 

Jamie Parton, 3330 Columbia Road, was also concerned about property values. She requested if 
measures could be taken to hide the structure. She requested evergreen trees be added with a 
nicer fence installed instead of the chain link. 

The Public Hearing was closed at 7:56 by Mr. Uchtman and seconded by Mayor Messer. 

Mayor Messer, reviewing the site location, noted that Fecon was located across the street, and 
this facility will have limited effect on surrounding properties. 

Mr. Miller asked if the fence could be moved back, and additional evergreens added. 

Mr. Brunka, City Manager, stated that staff could look at the feasibility of moving the fence back 
and adding a different style of fence, while also adding evergreen trees to screen the facility. 

Mr. Miller made a motion to approve the Conditional Use with the staff conditions and the added 
condition of evergreen screening for the facility and a more decorative fence option. 
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Mayor Messer seconded the motion. 

Roll was called the motion was passed unanimously. 

 
 
 
 
 
 
 
Public Hearing – Conditional Use  
1004 Columbus Avenue 
City Gate Church - Educational Facilities 
 
The applicant, Citygate Church, has applied for a Conditional Use at 1004 Columbus Avenue for 
an Educational Facility within their existing buildings.  Much of the overall site plan was approved 
over the last couple of years. The exterior of the existing church building was completely 
renovated and redesigned. The Educational Facility activity will occur during hours of least use, 
creating a shared parking scenario. Educational facility means buildings or structures used to 
teach students. Educational facilities may include public or private primary schools, elementary 
schools, middle schools, high schools. 

The facility is classified as an Educational Facility in a General Commercial District and is an eligible 
Conditional Use as established under Ch.1135.02. The Conditional Use is consistent with the 
policies of the Comprehensive Plan. The facility will be in character with the surrounding area. 
The facility provides an essential public service that contributes to the general well-being of the 
community. 

The proposed Conditional Use complies with the approval criteria required in the Zoning Code. 
Therefore, staff recommended the Conditional Use to add an Educational Facility at 1004 
Columbus Avenue be approved, subject to the following conditions:  

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

2.  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, Mr. Uchtman seconded the motion. Roll 
was called and the motion was approved to open the Public Hearing at 8:05. 

Chad Williams, the pastor at Citygate Church, said the project will utilize existing Sunday school 
space during the week adding benefit to the church and the community.   

The Public Hearing was closed at 8:06 by Mr. Uchtman and seconded by Mr. Miller. 

Mr. Uchtman made a motion for approval of the Conditional Use for an Educational Facility. 

Mr. Miller seconded the motion.   
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Roll was called and the motion was passed unanimously. 

 
Certificate of Appropriateness 
26 S. Mechanic Street  
Downtown Restrooms 
 
Mr. Orosz described how the City is proposing the construction of a new restroom facility with a 
small, covered porch area in the front for outdoor seating. The site is currently vacant property 
owned by the City.  The proposed modification would provide a much-needed restroom facility 
for the many visitors to our Downtown. The building materials will match the recently 
constructed Fire Station on N. Broadway.  The parking lot to the side of the building will also be 
expanded with a separate project, grant pending, to provide additional parking space. 

The building was removed sometime between 1964-1967.  The parcel is not specifically a 
contributing property, but the development of the site would return some of the urban density 
to downtown that was lost with the removal of the structure.  

The proposed restroom is compatible with the goals of the CBD.  Currently, the City building is 
kept open during the weekend with a City employee at the front desk for security purposes.  This 
would allow a full-time location to serve the Downtown District.  The structure is compatible in 
scale and should cause minimal impact on the surrounding properties.  The proposed work 
should not have a negative impact on the existing house.   

The proposed major exterior modification is consistent with the standards required in Chapter 
1140. Therefore, staff recommended approval of the Certificate of Appropriateness for the 
building and site modifications to 26 S. Mechanic Street; subject to the following conditions: 

1. All required City permits shall be approved prior to beginning work on the structure. 

2. The applicant shall have one year to perform the modification under the approved 
Certificate of Appropriateness, or the certificate shall expire unless an extension of time 
is applied for and approved.  

Mr. Miller made a motion for approval of the Certificate of Appropriateness for a Municipal 
Restroom. 

Mr. Uchtman seconded the motion.   

Roll was called and the motion was passed unanimously. 

 

Subdivision Final Plat  
Lebanon Commerce Center Section XVI- Lot Split 

The Schueler Group requests a lot split off Homan Road to allow for the construction of an electric 
charging facility.  A total of 4.3544 acres will be split from 42.5160 acres to form a new lot of 
record.  There will be 38.1646 acres left as a remainder. The final plat has been reviewed by City 
staff for compliance with all applicable subdivision regulations. 



CITY OF LEBANON PLANNING COMMISSION MINUTES  
DATE: June 21, 2022 
TIME: 7:00 p.m. 
 
Staff recommended the final plat of Lebanon Commerce Center Section XVI to split one lot into 
two 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.  

Mayor Messer made a motion for approval.  

Mr. Miller seconded the motion. 

Roll was called and the motion passed unanimously. 

ROW Dedication Plat 
1443 North Broadway 

The City requests the dedication of right-of-way abutting 1433 North Broadway to encompass 
current and future public infrastructure improvements including new water main construction 
and a multi-purpose trail currently under design. A total of 0.2198 acres of right-of-way will be 
dedicated along the frontage of 1433 North Broadway. The proposed dedicated section will tie 
into the existing right-of-way limits along the North Broadway corridor to the north and south. 
Staff recommended the ROW Dedication plat of 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.  

Mr. Uchtman made a motion for approval.  

Mayor Messer seconded the motion. 

Roll was called and the motion passed unanimously. 

 
ROW Dedication Plat 
1255 North Broadway 

The City requests the dedication of right-of-way abutting 1255 North Broadway to encompass 
current and future public infrastructure improvements including new water main construction 
and a multi-purpose trail currently under design. A total of 0.2112 acres of right-of-way will be 
dedicated along the frontage of 1255 North Broadway. Staff recommended the ROW Dedication 
plat 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.  

Mr. Uchtman made a motion for approval.  

Mr. Miller seconded the motion. 

Roll was called and the motion passed unanimously. 
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OTHER BUSINESS 

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

Roll was called and the meeting was adjourned at 8:22 p.m. 

 

__________________________________       _________________________________ 

SECRETARY – PLANNING COMMISSION        CHAIRMAN – PLANNING COMMISSION 

 



PLANNING COMMISSION  
STAFF REPORT  
 
July 26, 2022  
 
Conditional Use Permit – Short-Term Rental 
222 W. Silver Street 
 
APPLICANT 
Paul Schaefer 
 
R E Q U E S T E D  A C T I O N  
Conditional Use requested by Paul Schaefer at 222 W. Silver Street for a Short-term Rental within the 
existing housing. 

CURRENT ZONING 
CRD, Central Residential District   

B A C K G R O U N D  
The site encompasses a parcel with approximately 42.50 feet wide frontage by 157.50 depth for a 
total property size of 6,693 sq. ft. or 0.15 acres. Paul Schaefer purchased the property in 2018.  The 
existing building was completely renovated.  The applicant would now like to add a Short-Term Rental 
within the updated house using the existing infrastructure already in place. 

P U B L I C  H E A R I N G  N O T I F I C A T I O N  
A public hearing as required under Ch. 1132.04 (H.) has been scheduled.  A public hearing notice was 
published on Sunday, July 3, 2022.  A public hearing notice was mailed to all property owners within 
500 feet of the subject property on Friday, June 1, 2022. 

B A C K G R O U N D  
Council recently approved a text and map amendment to create a Central Residential District (CRD) 
that would permit many of the uses that property owners sought within the Central Business District 
(CBD) while eliminating less desirable uses in a residential area such as bars, etc. One of the topics 
that arose from several property owners was the request to use their properties near Downtown as 
short-term rentals.  Short-term rentals were only a permitted use in the Central Business District.  
Council passed text amendments on short-term rentals along with a CRD map amendment process 
to make sure all aspects of the topic were addressed comprehensively.  The new CRD allows non-
owner-occupied short-term rentals as a Conditional Use, with specific regulations.  

CRD Central Residential District:  The purpose of the CRD Central Residential District is to provide for 
primarily single-family residential development in older areas of Lebanon at a density not to exceed 
10 dwelling units per gross residential acre while also accommodating the limited expansion of 
business activity to supplement Downtown Lebanon. A variety of small business, institutional, public, 
quasi-public, cultural, residential, and other related uses are permitted in a planned and coordinated 
fashion to avoid negatively impacting surrounding residential properties. 
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S T A F F  A N A L Y S I S  

Zoning Status and Surrounding Land Use 
The subject site is zoned CRD and the adjacent properties are CRD as well.  

Access Management: The parking for the site is located in the rear and access is through the existing 
alley behind the parcel. There is enough area for three parking spaces for the site.  
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S H O R T - T E R M  R E N T A L  T E X T  A M E N D M E N T S :  

Short-Term Rentals – Inside CBD & CRD:  Owner-occupied and non-owner-occupied properties are 
permitted to operate a short-term rental in Lebanon, subject to the conditions outlined in 5c,d,e. 

Short-Term Rental Use-Specific Regulations (Applicable to all short-term rentals): 
a. It shall be prohibited to remodel or structurally alter a building that would prevent the 

structure from being used as a residence in the future or that would make it appear "less 
residential," for example installation of more parking spaces, paving of required setbacks, 
and commercial-type exterior lighting. 

b. New homes shall not be constructed that are primarily intended for rental to short-term 
guests. Short-term rental of single-family structures that were constructed less than 5 years 
prior to the date of application for an STR permit shall be prohibited. 

c. No more than 25 percent of units in multi-family buildings can be used as short-term 
rentals. 

Short-Term Rental (STR) Registration: 
1. For owner-occupied rentals, hosts shall provide records demonstrating that the unit is their 

primary residence with at least two of the following documents: motor vehicle registration, 
driver's license, voter registration, or a utility bill. 

2. A point person shall be provided on the application for complaints and a party who will be 
held liable for violations. 

3. The registration permit ($500) shall be valid for two years if there are no recorded 
complaints.  A permit can be revoked for failure to comply with the city's set of STR rules.  
An STR permit can be denied to an applicant whose unit has outstanding code violations. 

4. All STR advertisements, including listings on STR platforms, shall include a valid permit 
number. 

5. Units shall be required to contain basic safety precautions such as working smoke detectors 
in every bedroom, a carbon monoxide detector, and an evacuation plan that identifies all 
exits.  Hosts shall provide guests with basic information, including proof of STR registration, 
a list of the minimum safety requirements, instructions for lodging a complaint, and the 
name and contact information of the host and/or another responsible party that could 
assist guests with any problems that arise during the stay. (Possible self-inspection checklist 
that hosts need to submit along with registration).   
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6. Applications and renewals shall provide Insurance coverage to cover injuries to STR guests 
or other losses or damages that could result from the operation of an STR.   Require proof 
of homeowner's fire hazard, and liability insurance, with liability insurance covering no less 
than $500,000-$1,000,000 per occurrence.  (An agreement to indemnify and hold the city 
harmless for any liability claims?).  

7. The host shall keep records of guest names, guest contact information, dates of stay, and 
an indication of the host's presence or absence during the stay.  The property owners shall 
maintain the records for at least two years and make them available to the city upon 
request when the host is suspected of a violation, or in the event of a randomized 
inspection. 

8. Short-Term Rental Tax:  Transient Occupancy Tax (TOT) or hotel tax shall be required. To 
ensure payment of taxes, require that the third-party facilitators of STRs collect and remit 
the TOT in the same way that these platforms could be required to report residents' STR 
activity to cities. Require STR platforms to maintain and make available to the city a record 
demonstrating that the TOT has been remitted. 

C O N D I T I O N A L  U S E  C R I T E R I A  

Section 1132.07 (D) of the Lebanon Zoning Code requires, in order to approve a Conditional Use, the 
Planning Commission shall use the following review criteria.  Staff’s findings for each criterion are 
provided as follows: 

1. The use is in fact a Conditional Use as established within the applicable zoning district; 

Finding:  The facility is classified as a Short-Term Rental and is an eligible Conditional Use in the 
Central Residential District as established under Ch.1135.02.   

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 use complies with the purpose and intent of the Conditional Use review as provided 
in Ch.1132.07 and the Conditional Use is consistent with the policies of the Comprehensive Plan.  

3. The use will conform to the general character of the neighborhood in which it will be located; 

Finding:  The use conforms to the general character of the area as the existing house is compatible 
with the surrounding 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 use complies with the regulations as required in Ch. 1135.02 (A-G).  

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 use and the single-family home is in character with the surrounding area. 

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 any negative effect or create excessive additional requirements on 
public facilities or services or be detrimental to the economic welfare of the community. 
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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 short-term rental provides a use that contributes to a general need identified in 
the community.   

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 use will not be detrimental to the health, safety, and general welfare of the 
community.   

R E C O M M E N D A T I O N  

Based on staff’s analysis, the proposed Conditional Use complies with the approval criteria required 
in the zoning code. Therefore, staff recommends the Conditional Use to add a Short-Term Rental at 
222 W. Silver Street be approved, subject to the following conditions:  

1. Short-Term Rental (STR) Registration permit shall be applied for and a point person shall be 
provided on the application for complaints and a party who will be held liable for violations. 

2. The registration permit ($500) shall be valid for two years if there are no recorded complaints.  
A permit can be revoked for failure to comply with the city's set of STR rules.  An STR permit 
can be denied to an applicant whose unit has outstanding code violations. 

3. All STR advertisements, including listings on STR platforms, shall include a valid permit 
number. 

4. Units shall be required to contain basic safety precautions such as working smoke detectors 
in every bedroom, a carbon monoxide detector, and an evacuation plan that identifies all 
exits.  Hosts shall provide guests with basic information, including proof of STR registration, a 
list of the minimum safety requirements, instructions for lodging a complaint, and the name 
and contact information of the host and/or another responsible party that could assist guests 
with any problems that arise during the stay. (Possible self-inspection checklist that hosts 
need to submit along with registration).   

5. Applications and renewals shall provide Insurance coverage to cover injuries to STR guests or 
other losses or damages that could result from the operation of an STR.   Require proof of 
homeowner's fire hazard, and liability insurance, with liability insurance covering no less than 
$500,000-$1,000,000 per occurrence.  (An agreement to indemnify and hold the city harmless 
for any liability claims?).  

6. The host shall keep records of guest names, guest contact information, dates of stay, and an 
indication of the host's presence or absence during the stay.  The property owners shall 
maintain the records for at least two years and make them available to the city upon request 
when the host is suspected of a violation, or in the event of a randomized inspection. 

7. Short-Term Rental Tax:  Transient Occupancy Tax (TOT) or hotel tax shall be required. To 
ensure payment of taxes, require that the third-party facilitators of STRs collect and remit the 
TOT in the same way that these platforms could be required to report residents' STR activity 
to cities. Require STR platforms to maintain and make available to the city a record 
demonstrating that the TOT has been remitted. 



PLANNING COMMISSION  
STAFF REPORT  
 
July 26, 2022  
 
Conditional Use Permit – Short-Term Rental 
208 E. Warren Street 
 
APPLICANT 
Kara Roll  
 
R E Q U E S T E D  A C T I O N  
Conditional Use requested by Kara Roll at 208 E. Warren Street for a Short-term Rental within the 
existing house. 

CURRENT ZONING 
CRD, Central Residential District   

B A C K G R O U N D  
The site encompasses a parcel with approximately 55.75 feet wide frontage by 82.5 depth totaling a 
4,599 sq. ft. lot or 0.105 acres. The building was built as a two-family and is currently being used in 
that capacity.  The property had multiple property code violations.  Kara Roll purchased the property 
in 2020 and completely renovated both the interior and exterior of the existing building.  Mrs. Roll 
also completed upgrades to the grounds, including a new paver driveway to fit in with the charm of 
the neighborhood.  She would now like to add a short-term rental option within the updated house 
and land using the existing infrastructure already in place. 

P U B L I C  H E A R I N G  N O T I F I C A T I O N  
A public hearing as required under Ch. 1132.04 (H.) has been scheduled.  A public hearing notice was 
published on Sunday, July 3, 2022.  A public hearing notice was mailed to all property owners within 
500 feet of the subject property on Friday, June 1, 2022. 

B A C K G R O U N D  
Council recently approved a text and map amendment to create a Central Residential District (CRD) 
that would permit many of the uses that property owners sought within the Central Business District 
(CBD) while eliminating less desirable uses in a residential area such as bars, etc. One of the topics 
that arose from several property owners was the request to use their properties near Downtown as 
short-term rentals.  Short-term rentals were only a permitted use in the Central Business District.  
Council passed text amendments on short-term rentals along with a CRD map amendment process 
to make sure all aspects of the topic were addressed comprehensively.  The new CRD allows non-
owner-occupied short-term rentals as a Conditional Use, with specific regulations.  

CRD Central Residential District:  The purpose of the CRD Central Residential District is to provide for 
primarily single-family residential development in older areas of Lebanon at a density not to exceed 
10 dwelling units per gross residential acre while also accommodating the limited expansion of 
business activity to supplement Downtown Lebanon.  A variety of small business, institutional, public, 
quasi-public, cultural, residential, and other related uses are permitted in a planned and coordinated 
fashion to avoid negatively impacting surrounding residential properties. 
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S T A F F  A N A L Y S I S  

Zoning Status and Surrounding Land Use 
The subject site is zoned CRD and the adjacent properties were recently rezoned CRD as well.  

Access Management: The parking for the site is located in the rear through the existing driveway 
with access off of Warren Street. There are four parking spaces provided for the site.  
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S H O R T - T E R M  R E N T A L  T E X T  A M E N D M E N T S :  
Short-Term Rentals – Inside CBD & CRD:  Owner-occupied and non-owner-occupied properties are 
permitted to operate a short-term rental in Lebanon, subject to the conditions outlined in 5c,d,e. 

Short-Term Rental Use-Specific Regulations (Applicable to all short-term rentals): 
a. It shall be prohibited to remodel or structurally alter a building that would prevent the 

structure from being used as a residence in the future or that would make it appear "less 
residential," for example installation of more parking spaces, paving of required setbacks, 
and commercial-type exterior lighting. 

b. New homes shall not be constructed that are primarily intended for rental to short-term 
guests. Short-term rental of single-family structures that were constructed less than 5 years 
prior to the date of application for an STR permit shall be prohibited. 

c. No more than 25 percent of units in multi-family buildings can be used as short-term 
rentals. 

Short-Term Rental (STR) Registration: 
1. For owner-occupied rentals, hosts shall provide records demonstrating that the unit is their 

primary residence with at least two of the following documents: motor vehicle registration, 
driver's license, voter registration, or a utility bill. 

2. A point person shall be provided on the application for complaints and a party who will be 
held liable for violations. 

3. The registration permit ($500) shall be valid for two years if there are no recorded 
complaints.  A permit can be revoked for failure to comply with the city's set of STR rules.  
An STR permit can be denied to an applicant whose unit has outstanding code violations. 

4. All STR advertisements, including listings on STR platforms, shall include a valid permit 
number. 

5. Units shall be required to contain basic safety precautions such as working smoke detectors 
in every bedroom, a carbon monoxide detector, and an evacuation plan that identifies all 
exits.  Hosts shall provide guests with basic information, including proof of STR registration, 
a list of the minimum safety requirements, instructions for lodging a complaint, and the 
name and contact information of the host and/or another responsible party that could 
assist guests with any problems that arise during the stay. (Possible self-inspection checklist 
that hosts need to submit along with registration).   

6. Applications and renewals shall provide Insurance coverage to cover injuries to STR guests 
or other losses or damages that could result from the operation of an STR.   Require proof 
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of homeowner's fire hazard, and liability insurance, with liability insurance covering no less 
than $500,000-$1,000,000 per occurrence.  (An agreement to indemnify and hold the city 
harmless for any liability claims?).  

7. The host shall keep records of guest names, guest contact information, dates of stay, and 
an indication of the host's presence or absence during the stay.  The property owners shall 
maintain the records for at least two years and make them available to the city upon 
request when the host is suspected of a violation, or in the event of a randomized 
inspection. 

8. Short-Term Rental Tax:  Transient Occupancy Tax (TOT) or hotel tax shall be required. To 
ensure payment of taxes, require that the third-party facilitators of STRs collect and remit 
the TOT in the same way that these platforms could be required to report residents' STR 
activity to cities. Require STR platforms to maintain and make available to the city a record 
demonstrating that the TOT has been remitted. 

C O N D I T I O N A L  U S E  C R I T E R I A  

Section 1132.07 (D) of the Lebanon Zoning Code requires, in order to approve a Conditional Use, the 
Planning Commission shall use the following review criteria.  Staff’s findings for each criterion are 
provided as follows: 

1. The use is in fact a Conditional Use as established within the applicable zoning district; 

Finding:  The facility is classified as a Short-Term Rental and is an eligible Conditional Use in the 
Central Residential District as established under Ch.1135.02.   

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 use complies with the purpose and intent of the Conditional Use review as provided 
in Ch.1132.07 and the Conditional Use is consistent with the policies of the Comprehensive Plan.  

3. The use will conform to the general character of the neighborhood in which it will be located; 

Finding:  The use conforms to the general character of the area as the existing house is compatible 
with the surrounding 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 use complies with the regulations as required in Ch. 1135.02 (A-G).  

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 use and two-family home will be in character with the surrounding area. 

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 any negative effect or create excessive additional requirements on 
public facilities or services or be detrimental to the economic welfare of the community. 
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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 short-term rental provides a use that contributes to a general need identified in 
the community.   

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 use will not be detrimental to the health, safety, and general welfare of the 
community.   

R E C O M M E N D A T I O N  

Based on staff’s analysis, the proposed Conditional Use complies with the approval criteria required 
in the zoning code. Therefore, staff recommends the Conditional Use to add a Short-Term Rental at 
208 E. Warren Street be approved, subject to the following conditions:  

1. Short-Term Rental (STR) Registration permit shall be applied for and a point person shall be 
provided on the application for complaints and a party who will be held liable for violations. 

2. The registration permit ($500) shall be valid for two years if there are no recorded complaints.  
A permit can be revoked for failure to comply with the city's set of STR rules.  An STR permit 
can be denied to an applicant whose unit has outstanding code violations. 

3. All STR advertisements, including listings on STR platforms, shall include a valid permit 
number. 

4. Units shall be required to contain basic safety precautions such as working smoke detectors 
in every bedroom, a carbon monoxide detector, and an evacuation plan that identifies all 
exits.  Hosts shall provide guests with basic information, including proof of STR registration, a 
list of the minimum safety requirements, instructions for lodging a complaint, and the name 
and contact information of the host and/or another responsible party that could assist guests 
with any problems that arise during the stay. (Possible self-inspection checklist that hosts 
need to submit along with registration).   

5. Applications and renewals shall provide Insurance coverage to cover injuries to STR guests or 
other losses or damages that could result from the operation of an STR.   Require proof of 
homeowner's fire hazard, and liability insurance, with liability insurance covering no less than 
$500,000-$1,000,000 per occurrence.  (An agreement to indemnify and hold the city harmless 
for any liability claims?).  

6. The host shall keep records of guest names, guest contact information, dates of stay, and an 
indication of the host's presence or absence during the stay.  The property owners shall 
maintain the records for at least two years and make them available to the city upon request 
when the host is suspected of a violation, or in the event of a randomized inspection. 

7. Short-Term Rental Tax:  Transient Occupancy Tax (TOT) or hotel tax shall be required. To 
ensure payment of taxes, require that the third-party facilitators of STRs collect and remit the 
TOT in the same way that these platforms could be required to report residents' STR activity 
to cities. Require STR platforms to maintain and make available to the city a record 
demonstrating that the TOT has been remitted. 



APPLICANT 
Decker and Associates 
1500 Central Avenue 
Middletown, Ohio 45042 

 

PLANNING COMMISSION  
STAFF REPORT 
  
July 26, 2022 
 
1525 Genntown Road 

SITE PLAN – Exterior Modifications 
El Picante  

PROPERTY OWNER 
Lebanon Partners LLC 
150 E. Broad Street Suite 305 
Columbus, Ohio 43215 

REQUESTED ACTION 
The applicant requests Site Plan review for a proposed exterior modification to a nonresidential building 
per Ch. 1136.03 B. of the Lebanon Zoning Code.  

B A C K G R O U N D  

The applicant, Mr. Decker, on behalf of Lebanon 
Partners LLC, submitted a site plan application for 
a building footprint addition.  The building was the 
former site of the Patriot Steak House and has 
been an El Picante Restaurant since 2016.  The site 
plan and elevation drawings were approved by 
Planning Commission at their June 17, 2016 
meeting. The Site Plan permit has expired, and the 
applicant is requesting another review of the 
project. The property is located within the General 
Commercial (GC) zone, wherein a restaurant is a 
permitted use.                                                                                                     
P R O J E C T  D E S C R I P T I O N  
The applicant proposes the installation of a 14’ X 56’ building footprint expansion to enclose the existing 
outdoor seating area at El Picante.  The addition occurs over an impervious cement seating area. The 
proposed 784 sq. ft. building footprint expansion meets the GC setback standard as well as complying 
with the commercial site development standards for principal buildings in the GC zone, as required under 
Ch. 1134.03 of the Lebanon Zoning Code.  The proposed exterior modifications and site improvements 
are subject to Planning Commission approval pursuant to Ch. 1136.03 B. and Ch. 1132.06 E. of the Lebanon 
Zoning Code.  

S T A F F  A N A L Y S I S  
Site Plan:  The primary access to the site is via the existing curb cut off from Wal-Mart Drive. Internal 
circulation flows effectively throughout the site with adequate customer parking.  The drive aisle widths 
as they exist comply with the parking design standards. There is currently 4,080 sq, ft. of existing floor 
space along with a 784 sq. ft. addition.   The parking standards for a restaurant use require 7 spaces per 
1,000 sq. feet or 34 spaces.  The 38 off-street parking already existing covers the parking requirement. 
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SOUTH ELEVATION 

Architectural Design: The building addition is designed as a covered area 
that can be opened for an outdoor seating environment.  The expansion 
will be built off the existing façade and the existing exterior doors and 
walls will remain.  The expansion does not take up the complete wall 
façade and portions of the existing western elevation will still be visible 
from the right-of-way, including the area designated for signage. The 
existing façade is primarily brick, and the brick veneer will continue on 
the new support columns along with a stone veneer base.   

Five large overhead doors will be the main façade material for the new 
west elevation.  Wrought iron black railings are proposed in front of the 
garage doors to enclose the area when the doors are open.  Above the 
garage doors are stucco panels with python brackets to support the roof 
overhang.  The south elevation also contains an additional entrance to 
the restaurant, with window surround above and left of the new door. 

Building Size, Height and Scale: The proposed modification to the existing structure increases the building 
footprint of 4,080 sq. ft. with the additional mixed indoor/outdoor seating area of 784 sq. ft. The overall 
height of the addition is slightly lower then the main facade at 15 feet.  

Building Roofline and Roof Shape: – The proposed modifications will add a roof pitch to a flat roof 
structure and new metal barrel tile roofing to give the structure a unique look.  

 

 

 

 

 

 

 

 

 

 

WEST ELEVATION 
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Landscape:  There will be a small landscape area behind the existing curb in front and to the south of the 
building addition.  Staff has requested a landscape plan for those areas.   

Signage: Any change in wall signage proposed along the front elevations shall comply with the applicable 
location, size and height requirements as listed in Ch. 1139.08 (B).  A separate signage application shall be 
submitted for any signage change and is subject to administrative review, independent of site plan 
approval. 

The proposed exterior modifications are complementary to the building design. The modifications are 
consistent with approved renovations to other similar area businesses. The proposed color scheme of the 
renovations is compatible with surrounding buildings and will complement the existing building. 

R E C O M M E N D A T I O N  

Staff recommends the proposed exterior modifications to the commercial structure and site 
improvements at 1525 Genntown Road be approved; subject to the following conditions:  

1. All corrections to the plans as required by City staff, including a landscape plan, shall be submitted 
prior to zoning approval. 

2. All required City and County permits shall be issued prior to beginning installation and/or 
construction. 

3. The applicant shall have one year to obtain a Building Permit for the work approved under the 
Site Plan or the permit shall expire, unless an extension of time is applied for and approved. 
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PLANNING COMMISSION  
STAFF REPORT 
  
July 26, 2022 
 
FINAL PLAT  

Horseshoe Falls Section 5  
Lot Splits 
 
PROPERTY OWNER 

Meade Building Group, LLC  
 
REQUEST 

The applicant, Meade Building Group, LLC, has submitted a final plat application for Horseshoe Falls 
Section 5 being a Replat of lots 8060A, 8064A, 8066A, and 8068A, of Horseshoe Falls Section 3. The 
applicant is splitting three lots into six lots to allow for the development of attached single-family buildings 
containing two units each.   
 
STAFF ANALYSIS/FINDINGS 

1. R-1C PUD, Residential One-C with a PUD Overlay; Single-family attached residential. 

2. The final plat complies with the applicable zoning and the minimum site development standards 
required under the R-1C PUD Overlay District for Horseshoe Falls Subdivision.  

3. Any proposed residential development shall require zoning approval and shall comply with the 
minimum site development standards as required under the R-1C PUD Overlay District for 
Horseshoe Falls Subdivision.  

4. The final plat complies with the applicable regulations as reviewed by the City staff.   
 

STAFF RECOMMENDATION 

Based on the analysis, staff recommends the final plat lot splits for Horseshoe Falls, Section 5, being a 
Replat of lots 8060A, 8064A, 8066A, and 8068A, of Horseshoe Falls Section 3, 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.  

  Approved    Denied Date of PC Action :                   





PLANNING COMMISSION  
STAFF REPORT 
  
July 26, 2022 
 
FINAL PLAT  

140 Harmon Avenue 
Lot Split 
 
PROPERTY OWNER 

140 Harmon Avenue, LLC 
Lebanon, OH 45036 
 
REQUEST 

The applicant requests review and approval of the final plat for 140 Harmon Avenue as required in Chapter 
1117.02 of the Subdivision Regulations. 
 
CURRENT ZONING 

Light Industrial (L-1)  
 
BACKGROUND 

The applicant requests a lot reconfiguration off Harmon Avenue to allow for the construction of a Self-
Storage Facility.  The three current parcels on 5.444 acres will be replated to form 3.074-acre and 2.370-
acre new lots of record.  There will also be new easements established on the plat for utilities and a shared 
stormwater detention facility.   
 
STAFF ANALYSIS/FINDINGS 

1. The final plat has been reviewed by staff and determined that the split will not impact 
development patterns or government services.   

2. The final plat complies with the applicable regulations as reviewed by the City staff.   
 

STAFF RECOMMENDATION 

Based on the analysis, staff recommends the final plat for 140 Harmon Avenue 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.  

  Approved    Denied Date of PC Action :                   

CURRENT USE   

Vacant – Self-Storage Proposed 
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