
    

 
 
 
 

Agenda for the Planning Commission 

Tuesday, October 19, 2021 

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

           
1) Call to Order 

 
2) Roll Call 

 
3) Minutes 

 
a) September 21, 2021 - Regular Meeting  

 
4) New Business 

Public Hearing 

a) Map Amendment  

1) 600 Cincinnati Avenue – I-1 to I-1 and R-2 PUD 

Public Hearing 

b) Comprehensive Plan 

1) Envision Lebanon 2021 Comprehensive Plan 

 
c) Other Business 

 
5) Adjourn   





CITY OF LEBANON PLANNING COMMISSION MINUTES  
DATE: September 21, 2021 
TIME: 7:00 p.m. 
 

The meeting was called to order by Mr. Miller.  Members present were Mayor Brewer, Bernie 
Uchtman, Tom Miller, and Jeff Aylor. Also present was Greg Orosz, City Planner.  
 
Consideration of Minutes 
The meeting minutes for the July 27, 2021 regular meeting were reviewed and motioned for 
approval by Mr. Uchtman and seconded by Mayor Brewer. The minutes were approved as 
written.   
  
COA & Site Plan 
20 W. Silver Street – Lebanon Brewery 
 
Mr. Orosz presented an overview of the applicant’s request for a proposed remodel located 
within the Architectural Review Overlay District. The building is currently operating as the 
headquarters of the Lebanon Fire Division. The proposed modifications to change a Fire Station 
into a brewery include modifications to the interior as well as removal of the concrete access 
driveway to create an outdoor seating area.  The parking lot to the side of the building will not 
be altered. Much of the existing building will remain the same and new materials will match the 
existing structure. 
 
The proposed building is 6,000 s.f. and restaurant uses require 15 spaces per 1,000 s.f.  There are 
16 parking spaces provided on site. On-street parking spaces may also be counted toward off-
street parking space requirements in the CBD provided the on-street parking spaces are located 
with 300 feet of the lot.  The City owned lot off N. Sycamore is located within 300 feet of the 
parcel and has approximately 77 spaces. 

Three of the existing garage bay doors will remain and can be raised to provide an open feeling 
to the Brewery.  There are projecting sunshades facing W. Silver Street over the outdoor seating.  
The design will increase the architectural character of the surrounding area. The outdoor seating 
will be enclosed by a wood border seating area with benches incorporated into nine planters.   

Mr. Orosz explained how a two-door entrance with window surround will be installed in bay #4.  
The new entry door and windows are similar in design to the existing doors and windows.  The 
proposed modifications provide a consistent architectural treatment along the front façade. The 
proposed renovations will enhance the building’s appearance and provide additional 
functionality for the intended use. 

Staff finds the proposed major exterior modification to be consistent with the standards required 
in Chapter 1140.  Therefore, staff recommended approval of the Certificate of Appropriateness 
for the building and site modifications to 20 W. Silver subject to the following conditions: 

1. All corrections to the plans as required by City staff shall be submitted prior to zoning 
approval.   

2. All required City permits shall be approved prior to beginning work on the structure. 
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3. 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.   

Mayor Brewer commented on how nice it was to have a local entrepreneur starting a quality 
development. 

Mr. Uchtman and Mr. Aylor agreed. 

Mr. Alyor motioned for approval. Mr. Uchtman seconded. 

Roll was called and the motion passed unanimously with staff conditions.  
 
SITE PLAN 
Harmon Self-Storage 
 
Mr. Orosz presented an overview of the applicant’s request for Planning Commission review of a 
Self-Storage Facility with amended architectural standards. The applicant has applied for major 
site plan review in accordance with Ch. 1132.06 of the Zoning Code to construct three self-
storage buildings on a vacant property located on Harmon Avenue. The site encompasses two 
parcels, 1.320 acres & 1.630 acres for a total area of 2.95 acres. 
 
The site is zoned Light Industrial (I-1) and has frontage along W. Main Street. Self-Storage 
Facilities are permitted in the I-1 zone with use-specific standards in Table 1133-4.  The proposed 
layout meets the base zoning standards.  The site plan shows the proposed large buildings located 
on the northern vacant parcel with frontage along Harmon Avenue. There will be limited parking 
in front of the buildings, providing greenspace along Harmon Avenue. The proposed impervious 
surface for the development is 2.21+ acres out of the 2.90 acres equaling an impervious surface 
ratio of 79%. 
 
Mr. Orosz talked about how the proposed site will have one access point from Harmon Avenue. 
The drive leads to a two-way drive aisle in the center of the buildings and around to the rear of 
the site to gain access to the other self-storage units via their access drives.  T-turn arounds are 
added at the end of the drive aisles to provide added maneuverability for vehicles 
 
There are 326 storage units and 6 spaces provided near the office and enough space along the 
sides of the building for 66 additional spaces in front of the individual units for additional parking. 
Staff expects the use of the facilities to be intermediate with reduced need for parking.  The 
Community Development Department may permit a total reduction of up to a maximum of 50 
percent of the required number of spaces upon compliance with all other sections of this chapter. 
Parking facilities shall be set back a minimum of ten feet from all lot lines in addition to the access 
setback established in Section 1137.13 Access Control.  All parking as proposed is a minimum of 
ten feet from all property lines. 
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Street trees shall be required along any public street within the city. The plans depict six shade 
trees 50’ on center to fulfill the street tree requirement.  In the short term, the property to the 
south is to remain vacant and a row of evergreen trees are proposed to block the view of the 
facility.  The doors of the storage units will be visible from W. Main Street until the plantings grow 
and the remaining lot is developed.   

Mr. Orosz explained that the building frontage along Harmon Avenue has a base/body/cap 
combination with brick as the main body of the building and a stone veneer base.  Windows are 
also provided on the building to break up the façade. The design along Harmon Avenue would 
increase the architectural character of the street. The other sides of the structures will not have 
any architectural features. 

Landscaping and a frontage building along W. Main Street will help to screen the view of the 
functional sides of the facilities. However, the doors of the facility will still be visible from W. 
Main Street. The doors comprise such as large percentage of the structure as to be classified as 
the main body of the building. The zoning code requires that body colors shall be low reflectance, 
subtle, neutral, or earth tone colors. Staff recommended to the applicant the doors be painted a 
neutral color such as tan and they agreed. The east-facing façade is wide open with no 
landscaping screen.  Trees and/or shrubs should be added to buffer the doors on this side. 

Based on staff’s analysis, the proposed major site plan complies with the approval criteria 
required in accordance with Ch. 1132.06 of the Zoning Code. Therefore, staff recommended 
approval of the Major Site Plan and Alternative Architectural Plans for the new Self-Storage 
Facility at Harmon Avenue, subject to the following conditions:  

1. All corrections to the plans as required by City staff, including the revised garage doors, 
painted a neutral color (ex. tan), shall be submitted prior to zoning approval.   

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. 

Mayor Brewer motioned for approval. Mr. Aylor seconded. 

Roll was called and the motion passed unanimously with conditions. 
 
Subdivision Final Plat 
Autumn Ridge Section 2-A 
 
The applicant requests review and approval of the final plat for Autumn Ridge Section 2-A as 
required in Chapter 1117.02 of the Subdivision Regulations to develop fifteen single family 
residential lots on 5.8341 acres. Planning Commission approved a preliminary plan for the 
Autumn Ridge Subdivision on October 16, 2018 with final staff approval in July of 2019.   
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The final plat complies with the layout, configuration, and density as provided in the approved 
preliminary plan.  The final plat dedicates a 50' right-of-way (1.1218 ac.) for the Autumn Ridge 
Drive extension and the start of Pleasant Ridge Drive.  The final plat complies with all applicable 
subdivision regulations as reviewed by the City Planner and City Engineer. 

Based on the analysis, staff finds the final plat for Autumn Ridge Subdivision Section 2-A 
substantially complies with the approved preliminary plan and recommended 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. 

Mr. Aylor motioned for approval. Mayor Brewer seconded. 

Roll was called and the motion passed unanimously with staff conditions.  
 
Subdivision Final Plat 
Hollingsworth Addition Section One 
410 N. Mechanic Street 
 
The applicant requests review and approval of the final plat for Hollingsworth Addition Section 
One as required in Chapter 1117.02 of the Subdivision Regulations. The site consists of two 
parcels, 3,135 sq. ft and 6,806.25 sq. ft.  The applicant, Doug Williams, request a final plat as 
required by the Subdivision Regulations to combine two lots into a single parcel.   The final plat 
will form a lot of record encompassing 0.228 acres along N. Mechanic Street. The final plat 
complies with the applicable subdivision regulations as reviewed by City staff.   
 
Staff recommended 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. 

Mr. Ucthman motioned for approval. Mr. Alyor seconded. 
 
OTHER BUSINESS 
 
Mr. Orosz gave an overview of the application on next month’s meeting. The meeting was 
adjourned at 7:45 p.m. 
 
__________________________________       _________________________________ 
SECRETARY – PLANNING COMMISSION        CHAIRMAN – PLANNING COMMISSION 
 



PLANNING COMMISSION 
STAFF REPORT  

 
October 19, 2021 

ZONING MAP AMENDMENT  

I-1, Light Industrial to R-2, Residential Two and I-1, Light Industrial PUD 
600 Cincinnati Avenue 
Parcel:  
 
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 and recommend approval of a zoning map amendment (rezoning) for 10.95 acres from I-1, Light 
Industrial to a Residential Two (R-2) and Light Industrial (L-1) with a PUD overlay, under the provisions of 
LCO §1133.14D. The property has been the Shaker Inn for decades with self-storage behind the motel.  
The PUD Overlay for the property would allow institutional office/residential uses along with an expansion 
of the self-storage for the remainder of the site.  A standard rezoning with this mix of uses would not meet 
setback requirements necessitating the need for the proposal to fall under a Planned Unit Development 
(PUD) development concept. 

B A C K G R O U N D  
The Shaker Inn has operated on this site for approximately 75 years. Although the property has been 
zoned Light Industrial it has, in fact, served as a residence for its owner, its manager, and its guests. Family 
Promise of Warren County (FPWC - and 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.  Family Promise is seeking a zoning change of 
the Shaker Inn parcel from Light Industrial to R-2 Residential.  There would be no change in the underlying 
zoning for the ITS Lebanon storage facilities which would remain light industrial and future plans for this 
parcel are attached.  The property has been surveyed by Ellison Surveying to define the proposed new 
property lines and easements, and a copy of their survey is attached. 

Much of the facility has been updated over the past 5 years making it fit for Family Promise and their 
client families.  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. 
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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 staff including 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 
rezoned to Mixed-Use PUD.   

 
2 0 0 9  C O M P R E H E N S I V E  P L A N  
The Future Land Use Map identifies the parcel 
as Corridor Mixed-Use District along the 
Cincinnati Avenue frontage and Neighborhood 
Residential in the remaining portion of the site. 
The zoning map amendment (rezoning) to R-2 
and I-1 development is generally consistent 
with the policy goals and objectives of the 
Comprehensive Plan.  The proposed 
development is compatible with adjacent land 
uses and is consistent with the overall land-use 
patterns of the area.  The PUD provides the 
means to maintain the current infrastructure 
and repurposes it to a demonstrated 
community need. 
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Z O N I N G  
Light Industrial District (I-1):  The purpose of the current I-1 Light Industrial District is to provide for 
industrial uses that have minimal exterior movement of vehicles and goods. Uses shall be restricted to 
activities that are safe and not a nuisance to surrounding uses.  

Light Industrial – Permitted Uses 
Automotive Service and Repair Commercial Uses Self-Storage Facilities 
Commercial Kennels/Animal Shelters Automotive Body Repair Telecommunication Towers 
Contractor Yards or Bulk Outdoor Storage  Industrial Vehicle Sales/Service Research Facilities/Laboratories 
Drive-Through Facility Light Industrial Uses Personal Service Establishments 
Fuel Services Warehouses Restaurants 

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. 

P U D  C O N C E P T U A L  P L A N  
The purchase consists of approximately 2.73 acres of 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.   

Family Promise is seeking a zoning change of the Shaker Inn parcel from Light Industrial to R-2 Residential.  
There would be no change in the underlying zoning for the ITS Lebanon storage facilities, which would 
remain light industrial and future plans for this parcel are below.   

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.  Any future 
expansion of the self-storage would be required to meet all standards as required under §1137.13 Access 
Control.  This would include the installation of a full compliance entrance with standard dimensions, curb, 
and gutter.  
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P R O C E D U R A L  P R O C E S S  
A Regulatory Plan per §1132.05 shall be submitted prior to the approval of the final plat. The Regulatory 
Plan can be submitted in phases for the PUD. If the developer chooses to proceed with phasing or staging, 
a phasing plan of the total development area shall be submitted with Phase I. 

M A P  A M E N D M E N T  C R I T E R I A  
Recommendations and decisions on a map amendment are based on considerations of review criteria.  A 
map amendment for this property is pragmatic to consider as the site meets all the zoning code criteria 
for a map amendment. The proposed amendment meets the challenge of changing conditions, trends, 
and evidence since the time that the original map designation was established.   

The proposed amendment is consistent with the policy of commercial and residential growth specified for 
that parcel in the Lebanon Comprehensive Plan.  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.  The current zoning district creates an island of industrial designated property in the 
middle of dissimilar uses.  Industrial zoning allows uses that are incompatible with the corridor frontage 
in this area.  The proposed development pattern offers a transition zoning between uses.   

The proposed amendment also addresses a demonstrated need for more community health options in 
the area.  The Shaker Inn is a well-maintained facility that contributes positively toward the appearance 
of Cincinnati Avenue entering the City of Lebanon. The proposed landscaping enhancements as shown on 
the attached plan will further support the Lebanon beautification effort down the southwest corridor from 
Lebanon on Rt. 42.  Future use will not be impacted as no demolition or renovation is needed for the 
proposed Family Promise use. It should also be noted that our proposed use will not generate any change 
in vehicular or pedestrian traffic compared with operation as a motel.   
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The proposed amendment will protect the health, safety, morals, and general welfare of the public by 
removing the industrial zoning that is not conducive to the surrounding residences while providing a 
community service to the area.  The proposed map amendment will ensure efficient development within 
the City and result in a logical and orderly development pattern for the area. 

S T A F F  R E C O M M E N D A T I O N  
Based on the analysis, staff find’s the proposed Zoning Map Amendment to rezone for 10.95 acres from 
Light Industrial(I-1) to a Residential Two(R-2) and Light Industrial (I-1) with a PUD overlay 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 and PUD Concept Plans to City 
Council; subject to the following conditions: 
 

1. A PUD Regulatory Plan shall be submitted for each phase of the development including site plans 
for the self-storage portion of the project. 

2. A Conditional Use application shall be submitted for the Group Home portion of the development. 

3. A final plat shall be submitted to separate the property into the proposed development parcels 
prior to the issuance of a zoning permit. 

 





City of Lebanon 
Staff Summary Sheet 

 
 
Subject:  Envision Lebanon Master Plan   
 
Prepared By:  Greg Orosz, City Planner                        October 19, 2021 
 
1. Purpose:  Review and provide review and recommendation on the Envision Lebanon Comprehensive 

Plan prior to the November 9, 2021 public hearing. 
 
 
2. Recommendation:  That Planning Commission approves and recommends adoption of the Envision 

Lebanon Comprehensive Plan to City Council.  
 
3. Discussion:   
 

a. Over the past year a citizen Steering Committee, City staff, and our consultant PlanningNext 
have worked diligently through the Envision Lebanon initiative to develop a Comprehensive 
Plan. The process has been transparent and included a broad cross-section of the community. 

 
b. During the comprehensive plan initiative, the process was committed to public engagement 

through stakeholder interviews and community open houses.  In addition to the community’s 
input, the Steering Committee guided the process and finalize the key policy decisions 
reviewed during a public open house. 

 
c. The primary objective of Envision Lebanon is to create clear, implementable 

recommendations that align with community-supported goals. The outcome has identified 
overarching goals from which policies, projects, and programs are recommended.   

 
d. The Envision Lebanon Comprehensive Plan is a guide for policy decisions concerning the 

physical and economic development for the City of Lebanon. The Plan includes 
recommendations on land use, transportation, quality of life, open space, and economic 
development. 

 
e. The implementation matrix is a critical component to the comprehensive plan as it provides 

a timeframe for executing the key recommendations 
 

f. The Steering Committee has led the process and has reviewed and provide comments on this 
draft.  
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