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Members present were Richard Fair, Michael Murphy, Mayor, Amy Brewer, and Tom Miller.
Absent was Pat Clements, City Manager.  Also present was Samuel L. Hill, City Planner.

CONSIDERATION OF MINUTES

The first order of business was the consideration of the minutes for the meeting of October 18,
2016.  Without objection the minutes were approved.

CERTIFICATE OF APPROPRIATENESS – 222 S. Mechanic Street – Replacement Windows

The next item of business was an application submitted by Scott and Nancy Flint for a Certificate
of Appropriateness to allow installation of Historic Invisible Storm Windows throughout the
single-family home at 222 S. Mechanic Street.  After staff summarized this agenda item, Mr.
Miller asked the applicant creating the airspace, in order to do that you not only have to put the
storm windows in but you also have to fix and repair the way the existing windows work.  How
are you proposing to do that?  Are you going to make those rigid or are you going to redo the
hardware?  Mr. Flint indicated the storm windows will be caulked.  The existing windows, which
are the wood double-hung…probably all but 3; there are 28 windows.  All but 3 go up and down.
There’s not really anything that can be done to the inside unless we go to some kind of weather
stripping.  The house was built in 1900 and it has the wavy glass that we didn’t want to get rid
of.  So for right now the storm windows is what we were looking at.  I don’t have a way to get
those tighter.  Mr. Miller asked do you have the clamps and all that [for the windows]?  Mr. Flint
replied yes we have the clamps that clamp over to lock the windows. Mr. Murphy stated I have 2
questions; 1 which staff inadvertently answered already.  One of the options for the product that
you are looking at is an inside version but you are using the outside version.  Is there are reason
that you selected the outside version over the inside version?  Mr. Flint replied inside, it’s all the
original wood trim, quarter sawn oak, it’s just gorgeous trim and I didn’t want to hide that.  Plus
I just had all the trim on the outside painted and from everything I’ve read, it will help protect
that from going back to repaint it every several years.  Mr. Murphy replied the fact that you your
sashes and trim is painted black is extremely helpful in this instance.  The other question I have
is the windows on the curved corner are actually curved sashes in the plan.  Are the storm
windows on the outside also curved?  Mr. Flint replied yes they will be curved.  Mayor Brewer
commented I would like to say this is just an amazing home and just knowing you all and the
quality work that you do on your properties as you have had your one property on Orchard
Avenue.  For a long time this property has needed tender love and care.  To see you are bring
new energy to this property I am excited and I wish in our recommendations we would do this.
Please invite the Planning Commission members back to see the finished product when you get
your work done because we always see when people come and begin the work and begin the
process.  You would really love to see the transformation and particular sometimes inside, so
thank you for the investment.  Mr. Miller stated I wanted to play the Mayor stated but she beat
me to it.  I think what Scott was starting to do is a tremendous asset to the neighborhood and for
the City.  It’s coming along and looking good.  Mr. Flint indicated we will be having an open
house; you know the home has always been in the Stanley family since the 1900’s.  So when its
complete we are going to have a dedication to the Stanley family since they still live here [in
town].  Following the discussion, a motion was made by Mayor Brewer and seconded by
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Mr.Miller to approve the COA to allow the installation of Historic Invisible Storm Windows at
222 S. Mechanic Street, subject to the following conditions:

1. All plan corrections as required in the City Planner’s memo dated October 11,
2016 shall be provided on revised plans for final staff approval prior to the permit
being issued for the project.

2. Approval of a modified parking plan providing a minimum of 33 off-street
parking stalls.

3. A recommendation to the Board of Zoning Appeals (BZA) to deny any variance
request to increase the stand-alone outdoor lighting pole fixtures height beyond
the 20 feet maximum, due to the proposed increased height being inconsistent and
out of character for the commercial developments within the area.

4. Landscape plan shall meet the minimum required trees and shrubs to be installed
at the site.

5. Signage depicted on the plans is not approved and requires a separate application
and administrative review process.

6. All applicable permits shall be issued by the City of Lebanon and the Warren
County Building Department prior to any construction activity occurring.

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

The roll call was as follows: Mr. Fair, Yes; Mayor Brewer, Yes; Mr. Murphy, Yes; Mr. Miller,
Yes.

CERTIFICATE OF APPROPRIATENESS – 426 E. Mulberry Street – Replacement Windows

The next item of business was a Certificate of Appropriateness application submitted by Adam
and Theresa Blevins to allow the installation of three replacement windows, reduction of two
window openings and painting the exterior walls on the single-family dwelling at 426 E.
Mulberry Street.  After staff summarized this agenda item, Mr. Murphy asked if staff had any
before photos.  Staff replied no.  Mr. Fair asked if we could split this into 2 requests?  Maybe
deal with the easiest one first.  Mayor Brewer stated the paint.  Mr. Murphy stated I think the
paints great.  A motion was made by Mr. Miller and seconded by Mayor Brewer to approve the
paint colors as submitted.  Following the motion and second, Mayor Brewer made a statement to
the homeowners, this is a great house and you went in with the intent of really transforming it.
There are people that come in and don’t have a true sense of what all of the rules are…you get in
and you’re excited and you buy a home and you start working on it.  Thank you for that because
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it is as I say to everybody but I cannot say enough in terms of the financial investment to do that.
Love the colors, just love the colors.  You have chosen colors that will really make a beautiful
statement.  It will truly transform your property as well as those that surround it.  So I definitely
support the paint color as submitted:

1. The exterior paint is approved as submitted; Main exterior (Blue-Grey Slate 30BB
13/068), Exterior Trim (Bleached Linen PPU5-09U), and Exterior Trim Accent
(Bolero PPU1-12D)

The roll call was as follows: Mr. Fair, Yes; Mayor Brewer, Yes; Mr. Murphy, Yes; Mr. Miller,
Yes.

Following the roll call Mr. Fair stated now we will deal with the window situation are there any
comments or questions for the property owner or staff?  Mr. Miller stated, I think what the City
has come up with is a good compromise for the situation.  One question I had for the property
owner is if you have that window lower like it the City said would that interfere with your
kitchen?  Mr. Blevins replied it does because it’s at that height to allow for cabinets to go around
the window so that’s why it was installed at that height.  We replaced these to begin with
because they had the original 1-over-1 wood windows, and obviously this is a foreclosure so it
sat empty for 3 years, had not been maintained and were non-functioning.  They were in
complete disrepair so wanted to update them.  These were the only 3 windows in the entire house
that had not been replaced when we purchased the house.  I also have found the same siding tiles
for replacement if you wish to see the information on the product.  Mr. Murphy asked the
applicant is your intention to ever reside the house or at this point you don’t have any plans?
Mr. Blevins replied it’s just not in the budget right now.  Mr. Murphy stated I think part of the
compromise that staff was trying to come up with has to do with the change in the siding
material from the triangular gable end to the rest of the wall below it…so staff was trying to find
a way to organize those different elements and different materials…and I don’t know that it
matters.  Mr. Miller stated if you at least went above the top of the window, maybe on
row…what would that look like?  Mr. Blevins asked do you mean take the top off and go above
the tile?  Mr. Miller replied go above the new window one run of the tile.  Mr. Blevins replied
okay I see what you are saying.  Mr. Murphy said the window in this photo, the window on the
left that was the original shape and size?  Mrs. Blevins replied yes.  Mr. Blevins stated that’s
actually a window in our shower but it has not been changed.  Mr. Murphy stated I suspect that
that was a flatter roof that has been built upon.  Mr. Blevins stated it’s been added onto at least 3
times over the years.  If you look at the front of the house, I believe the left side of it, it was just
a 2-room or perhaps a log cabin at some point.  Mr. Murphy stated I think from…you have these
intersecting gables here.  I think everything from that vertical corner back was addition number 1
and looks like it probably was a flat roof…or flatter.  Someone then came and connected the dot
from the ridge to the eave because they were probably getting water.  Mr. Blevins stated that was
actually the last addition put on the home.  Mr. Murphy replied I am guessing that roof was done
at the same time the sun room was done on the rear side….which looks to me like 40’s or 50’s
addition.  Mr. Blevins stated that’s the only part of the house that has a basement under it so it
was the last one done.  Mr. Murphy said on the back elevation you have reduced on of the
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windows in size slightly and the other one you’ve reduced in size significantly.  Was the one that
you reduced more, was that a door or was that a window?  Mr. and Mrs. Blevins both replied no,
that was just a giant window.  All 3 windows there were all different sizes.  It looks like they
installed whatever windows they had laying around.  Mr. Murphy said so your strategy of
making the 3 windows the same, which looks like that’s what you’ve done, does make a certain
amount of sense.  Mr. Miller stated certainly from the inside I’m sure it looks right.  Mr. Murphy
continued, so the 3 windows that are all the same are now in one room and the tall narrow one,
you said, is in the shower.  Mrs. Blevins replied yes and the little one is in the shower.    Mayor
Brewer stated I am okay with the windows as I understand based on the explanation what the
applicant is trying to do.  I make a motion to approve as submitted.  Staff interjected, Mayor
Brewer just for clarification is you motion to approve the windows as they are without finishing
the siding?  Mayor Brewer stated no, the siding has to be finished as well.  Staff replied okay I
am clear on the motion and we are on the same page.  Mr. Miller asked Mayor Brewer if she
would be willing to modify her motion to have on the side wall were the windows are different,
to go at least one course of siding above the top of the window to match the bottom siding?
Mayor Brewer tried to clarify meaning they are not taking anything out but…Mr. Miller went to
the screen to identify the area that he was referring to for clarification.  Mr. Fair asked the
applicants, knowing that this was in violation of the code did you have any solution other than
saying you want to keep it this way?  Have you thought about any kind of solution at all?  Mr.
Blevins stated he wasn’t sure what the board was going to require.  Mrs. Blevins added, we were
thinking we may have to get really creative or prepare for the idea that it wasn’t going to be
approved...but we weren’t exactly sure what we were going to do in that case.  Mr. Fair
continued so you think of any type of solution that you could give to us.  Okay, are you willing
to make any kind of changes?  Mr. Blevins stated, I can definitely do the siding as requested by
the board earlier.  Mr. Murphy said the window on the right, I understand it’s part of the board
infill below the window sill.  There’s the bullet plywood panel that is above and between the trim
and the window head…what is that?  Mr. Blevins replied that is a 2” X 8”.  Mr. Murphy
continued so your actual window insert is shorter than the existing window opening as it is now?
Mr. Blevins replied yes.  Mr. Fair asked so you moved that window up?  It was parallel with or
exactly opposite to the 1 on the left.  Mr. Blevins responded we moved it down a little bit, we
move the header.  Staff clarified for Mr. Fair on the screen the original window matched the
window to the left prior to the applicant modifying it.  Mr. Miller clarified the applicant moved
all three windows in the kitchen to match in size.  Mr. Murphy said I am still not seconding the
Mayors motion.  Please go to the back elevation…ultimately I don’t think there’s anything
inherently wrong with the back.  These 2 windows and reducing the one on the right by a lot and
the one on the left by a little is fine.  I would support a motion that does that.  Now back to the
side window…this one is the one causing me concern and it’s not so much about picking up the
sill on the bottom so that you can get a counter across the…around the corner, its reducing its
height.  And I don’t think that you should reduce it’s height the way that you are doing it there.
If you look at the full elevation…because you already have the thin shower window, then it’s
head height is lower than the two taller ones which I am guessing is the more public room in the
existing building, the older portion of the house.  I actually think, if what you did, is if you
reduce the head height of the window closer to the rear to match the shower window…literally
took the trim off, dropped the cornice down to 5 or 6 inches, whatever it is, and reinstalled it so
that you are striking that horizontal siding; that kind of does what Mr. Miller was suggesting and
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creates the continuity of the 2 materials.  It kind of does what the Mayor is suggesting which
eliminates the really strange infill that you are doing there and ultimately aligns things and gives
them a reason for being.  Mr. Blevins stated he would be willing to do that.  The Mayor
responded okay.  Staffed asked Mr. Miller to clarify what he would like to see with regards to the
siding.  Mr. Miller responded I will remove my motion because I like what Mr. Murphy is
suggesting.  Mr. Murphy clarified for the audience on the screen what he was referring to.  Mr.
Murphy explained the motion which pertains to 3 windows; the 2 windows on the rear elevation
may remain at the size as installed with the completion of the installation with the siding
material; the window on the east elevation, the sill height may remain where it is and the head
and trim is to be reduced to align with the narrow window adjacent to it and infill with the same
siding materials.  The motion was made by Mayor Brewer and seconded by Mr. Miller to
approve the installation of replacement windows, subject to the following conditions:

1. The 2 windows on the rear elevation may remain at the size as installed with the
completion of the installation with the siding material.

2. The window on the east elevation; the sill height may remain where it is;
however, the head and trim is to be reduced to align with the narrow window
adjacent to it and infill with the same siding materials.

3. All required City and County permits shall be issued prior to beginning any
construction activity at the site.

4. 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.

5. The property owner is required to contact the Department of Planning and
Development and discuss any future improvements, renovations, and/or
refurbishment to the structure prior to beginning any related work.

The roll call was as follows: Mr. Fair, Yes; Mayor Brewer, Yes; Mr. Murphy, Yes; Mr. Miller,
Yes.

MAP AMENDMENT – Countryside YMCA – 1699 Deerfield Road – PUD Amendment

The next item of business was a map amendment application submitted by Mr. Mike Carroll, on
behalf of Countryside YMCA, to amend the existing PUD Overlay regulating plan to allow
installation of 6 directional signs at 7 feet in height and 19 SF in overall signage area for the 120-
acre property located at 1699 Deerfield Road.  After staff summarized this agenda item, Mr.
Miller said for safety reasons if nothing else, it’s a good thing to do.  Mr. Murphy asked why 7
feet in height, where did that come from?  I am looking at the description list on the ASI sheet
and it calls out the posts at 2¼” square and it says 120” long which I assume is double the height.
Staff clarified, its 10 feet so 3 feet will be in the ground [footer] and the other 7 feet would be
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above ground.  Mr. Murphy indicated 7 is a really tall sign.  That’s a foot taller than a person, a
normal height person.  Staff showed the board an existing 6 foot sign on the property as well as
an existing 4 foot directional sign.  If you drive thru the site you can see that this is not large at
all and you might miss it if you are driving fast.  Staff does not believe that, in context of this site
and the use, I don’t think it’s an outlandish request for a 7 foot directional sign.  Mr. Murphy
stated I don’t disagree with that.  The 2 locations; 1 & 2 could impede your visibility when
making a left-hand turn to head back towards Deerfield Road.  Staff clarified location 2 is set
back so far from the intersection it should not cause any line of sight issues.  Mr. Murphy stated
okay then that’s a nonissue.  So the only other question that I would have is; are we going to
have black signs with white letters?  Staff stated I will defer that to the applicant; however, I
believe that is the intent.  Mr. Mike Carroll replied that is the intent to have a black sign with
white lettering.  We are tying to keep this as basic as possible but at the same time have all of our
signage the same because it’s all just all a hodge-podge now with different types of signs.  And
with 5 entrances to the building and 4 different organizations operating in the building, we need
something to direct people to the right part.  Now we have parking in the front and parking to the
south and parking to the north and parking to the lower level, all this is to be able to get uniform
signage to help people who haven’t been to the site get to where they want to go as easily as
possible with least amount of confusion.  And we think this signage will do that.  Mr. Murphy
replied, I understand but I think black is kind of severe.  A 7 foot by 4 foot black panel, I just
think is a little severe.  Mayor Brewer asked Mr. Murphy what other color would you
recommend?  Mr. Murphy asked the applicant aren’t you putting a blue or a turquoise on the Y
canopy?  Mr. Carroll indicated we can look at whatever other colors cause we want it all to fit
when we get done but that’s the reason the black was picked.  It was about as neutral as possible.
Mr. Murphy stated I don’t have a strong feeling if you guys don’t but I would have like to have
seen something that is more pulling the color form the canopy with white lettering would provide
a better contrast.  Mr. Carroll stated remembering this is wayfinding signage we were not trying
to distract from the building itself but to get something clear and visible for wayfinding.  Mr.
Murphy replied a 5 by 4 black panel is going to be distracting.  I think that you are going to very
much notice that you have a big black panel.  And I think if you flipped it, it would look like a
road sign which is a bad idea.     Mr. Miller asked can we make a recommendation to approve
with the condition they review colors?  Staff replied, if there is a specific color the board would
like to application to evaluate to put that into a motion otherwise they have evaluated the options
and can go with black.  Mr. Fair stated I think white letters on black background is easy to see.  It
could be a big problem with a big blob of black but if the white on the black is easy to see.  Mr.
Miller stated, I am trying to think about how many white on black signs I have seen.  Mr.
Murphy replied probably none.  Mr. Miller continued, I really don’t know and how does that
work under lights…parking lights and things like that.  Mr. Murphy stated you don’t want it to
look like a street sign because that would not serve you well, it would serve the function but I
don’t think you want to put reflective street signs out there.  Mayor Brewer added but I do think
you want a dark background with white lettering.  The current colors are hard to read if you go to
the Y and you look at the existing signs even though they are smaller…it’s harder to read.  A
darker background with white lettering is better because what’s the intent of the sign, for people
to easily be able to read it and go in the right direction.  I am okay with the black; I like the
consistency with all the signs being the same color.  Mr. Murphy stated that definitely makes a
whole lot of sense.  Mr. Carroll stated we tried to minimize the amount of words for each plaque
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because you don’t want people stopping to read across the sign.  Mr. Fair added I think it’s good
the way you have it with the wording, seven different locations on one sign.  Mr. Murphy stated
what you have is probably the smallest number that you can have.  Following the discussion, a
motion was made by Mr. Miller and seconded by Mayor Brewer to provide a favorable
recommendation to City Council for approval of the PUD Overlay amendment to allow
installation of uniform directional signage at 1699 Deerfield Road, subject to the following
conditions:

1. The total amount of signage permitted for permanent signage shall not exceed
8,284 s.f. (7,750 s.f. of wall signage, 420 s.f. of ground-mounted signage, and 114
s.f. of directional signage) in overall sign area.

2. The maximum overall height of directional signage shall not exceed 7 feet and the
maximum sign area shall not exceed 19 s.f. (per directional sign).

3. Ancillary uses that fall under personal services, restaurants, and retail commercial
uses may occupy more than 10 percent of the gross floor area of the YMCA
building footprint.

4. The Zoning Code shall regulate all other items not specifically addressed in the
PUD Overlay as stated in conditions 1 – 3 above.

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

The roll call was as follows: Mr. Fair, Yes; Mayor Brewer, Yes; Mr. Murphy, No; Mr. Miller,
Yes.

OTHER BUSINESS

Staff noted a comprehensive COA application for replacement windows and storefronts, along S.
Mechanic Street and E. Mulberry Street, has been submitted by Mr. Keith Alexander.  This
application will be reviewed at the 20 December 2016 meeting.  The other potential application
is for 41 E. Mulberry Street to replace exterior colors.

There being no further business, the meeting was adjourned.

_____________________________________       ____________________________________
SECRETARY – PLANNING COMMISSION      CHAIRMAN – PLANNING COMMISSION


