
    

Agenda for the Planning Commission 
Tuesday, June 19, 2018 

7:00 p.m. 50 S. Broadway, Lebanon, Ohio 
           
1) Call to Order 

 
2) Roll Call 

 
3) Minutes 

 
a) May 15, 2018 Regular Meeting Minutes 

 
b) May 15, 2018 Work Session Meeting Minutes 

 
4) New Business 

 
a) Certificate of Appropriateness 

1) 207 Cincinnati Avenue-  Exterior Alteration (Rear addition) 
 

b) Site Plan 
1) 1111 West Main – Chrysler Dealership Redevelopment Site Plan 

and Plat. Tabled at applicants request. Scheduled for July 17, 2018 
meeting. 

 
(5) Other Business 
 
(6) Adjourn   
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Members present were Mayor Amy Brewer, Richard Fair, Kevin Glardon, Tom Miller, and 
Bernie Uchtman. Also present was Meredith Snyder, City Planner. 
 
The meeting was called to order by Chairman Fair. 
 
Role was called and all members were present.  
 
Consideration of Minutes 
 
The meeting minutes for the April 17, 2018 meeting were motioned for approval by Mr. 
Miller and Seconded by Mr. Uchtman.  The minutes were approved with four in favor and 
Chairman Fair abstaining due to his absence from the meeting. 
 
Certificate of Appropriateness – Exterior Alteration – 112 & 114 South Cherry 
Street 
 
The first item of business is for a proposed major exterior modifications to a property 
located within the Architectural Review Overlay District. The requested modifications 
include a new retaining wall, steps and entrance to 112 and 114 South Cherry. 
 
Ms. Snyder presented an overview of the proposed modification and recommended 
approval of the request with three conditions: 
 

1. Any variation from the approved plans will require additional review and approval 
by Planning Commission prior to any work being conducted at the site. 
 

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

 
3. 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. 

 
Mr. Miller stated that this solves the problem with the retaining wall. 
 
Mr. Fair asked if this will be one house or two, when the project is completed. 
 
Ms. Faye Hagar, one of the property owners stated that there will be two living units. 
 
Mr. Miller motioned to approve the proposed exterior modification subject to staffs 
recommended conditions. Mayor Brewer seconded. 
 
Upon calling the roll, the motion passed unanimously. 
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Certificate of Appropriateness – Exterior Alteration – 3 South Broadway Street 
 
The second item of business was proposed exterior modifications to a property located 
within the Architectural Review Overlay District. The request is to install three (3) 
replacement windows in the second floor of the South Broadway frontage at 3 South 
Broadway. 
 
Ms. Snyder presented an overview of the proposed modification and recommended 
approval of the request with three conditions: 
 

1. Any variation from the approved plans will require additional review and approval 
by Planning Commission prior to any work being conducted at the site. 

 
2. All required City and County permits shall be approved prior to beginning work on 

the structure. 
 

3. 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. 

 
Mayor Brewer motioned to approve the proposed exterior modification subject to staffs 
recommended conditions. Mr. Uchtman seconded. 
 
Upon calling the roll, the motion passed unanimously 
 
Other Business 
 
There being no further business, Mr. Miller motioned to adjourn and Mayor Brewer 
seconded the motion. The motion passed unanimously and the meeting was adjourned. 
 
 
_____________________________________       ____________________________________  
SECRETARY – PLANNING COMMISSION          CHAIRMAN – PLANNING COMMISSION 
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Members present were Mayor Amy Brewer, Richard Fair, Kevin Glardon, Tom Miller, and 
Bernie Uchtman. Also present was Meredith Snyder, City Planner and Scott Brunka, City 
Manager. 
  
The meeting was called to order at 6:00 pm and roll was called. Mayor Brewer, Chairman 
Fair, Mr. Glardon and Mr. Uchtman were present. Mr. Miller arrived at 6:05 pm. 
 
Chairman Fair introduced the topic and reviewed the staff summary sheet for the item.  
 
Mrs. Snyder provided background on the item and went over the existing regulation in 
the code that relate to Bed and Breakfasts. Ms. Snyder stated that based on planning 
commission comments at the May meeting staff has updated our recommendation and 
our proposed changes to the code to conditionally permit owner occupied short term 
rentals in all residential districts just as bed and breakfast establishments are. Staff is 
also recommending adding a set of conditions just like bed and breakfast. In addition 
staff is recommending removing the bed & breakfast requirement of keeping a register 
of occupants and initiating a yearly registration process for short term rentals, vacation 
rentals, and bed & breakfast establishments. The yearly permit would be required from 
the Planning Department and is required to be on display at all times with owner contact 
information visible. The attempt is for the city and the public to have the most up to date 
information and contact for the property.  
 
Mr. Fair asked is there any sort of penalty for not getting a permit? 
 
Mrs. Snyder stated that a citation would be sent to receive conditional use approval or 
file the yearly permit. If the owner does not go through that process, they're in violation 
of the code regulations, and ultimately that can escalate into court.  
 
Mr. Fair asked are there financial penalties? 
  
Mrs. Snyder stated that it was moe of a long term time line through litigation. Ultimately 
the city does not want it to get to that phase, we want to work with the individual, get 
them on an agenda before you and work through that process. The yearly permit is the 
same concept. If you're required to have that yearly permit and you don't at a certain 
point you will get a violation letter with a certain number of days to correct that violation 
and then it's going to be submitted to court.  
 
Mr. Miller asked if bed and breakfast currently have to get a permit. 
 
Mrs. Snyder stated that no although they need an initial conditional use approval. The 
only active Bed and Breakfast that the city is aware of is Hardy’s and they received their 
Conditional Use approval a long time ago. Ms. Snyder also stated that staff is looking 
into what a permit could look like. The only examples come from larger jurisdictions with 
much larger staff. The problem comes from the amount of time that can be devoted to 
enforcements of these regulations. The intent is to get current contact information and 
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to have them verify/attest that they are meeting the requirements. This could form could 
also be something that we put on the website so that neighbors can find the contact 
information and reach out to the owner if they have questions or an issue arises. If 
they're not present, if they have left the building for the week and are renting it out, it's 
the best way to make contact, so that the city doesn't have to be that go between, we're 
willing to do that, but this kind of solves the problem a lot quicker 
 
Mr. Miller asked if the display would be within the dwelling or outside the dwelling.  
 
Mrs. Snyder responded saying possible in a window but if we have a bigger setback 
that's going to be harder, so maybe that becomes information that is available on the 
website so it's accessible to people.  
 
This is just what the proposed changes for the Bed and Breakfast. Again, it is 
conditional on all residential districts and has those conditions referenced right here. We 
are proposing the one change and then as I said, we added the short term rental 
conditional and all residential districts and so short term rental would mean a house or 
room for rent, which is the owner's fulltime legal residence.  So last time we talked about 
if the property owner was there at the time it was rented, it would just fall under the bed 
and breakfast category because we require that have bed and breakfast, short term 
rental would allow for someone who owns their home but might rent it out for a couple of 
weeks. During the horse parade or things like that, more short term instances, but it is 
still their primary residence. We would check that based on their tax mailing address, 
things like that. So that is what would fall under this category, whether they're present or 
not present.  
 
Ms. Faye Hager a resident of 112 South Cherry Street stated that if you had a resident 
who lived in a house and bought a house down the block because it would make a 
perfect little VRBO, your answer would be no, because that's not their own residence. 
Which would limit the marketability of the VRBO for the need we have.  Why would that 
be important? If they're responsible for insurance and responsible for trash, your name 
is there. Whether they're in Europe for three months or they don't live there either way, 
they're not on site. If you're away from your residence you're not onsite. Or if I buy a 
house down the street, I'm not onsite, as long as you have all my information and I have 
the same responsibilities whether I lived there many months or not. Because a lot of 
these homes that do VRBO are not the person's residence, they bought them on 
purpose to make a vacation rental. Now some of them stay in the summer, like in 
Michigan. They stay there through the summer and rent it out in the winter. I know we 
just stayed in Florida and a couple that lives in Canada just bought the house and 
refurbished it for people to come down there and they're short terms.   
 
Mrs. Snyder responded saying that relating to an owner who does not ever live there or 
is not present ever the city can not provide a distinction between somebody who lives in 
London or somebody who lives a mile up the road. They're just not present at the 
house. So we've have divided into who lives there, maybe isn't present when the rental 
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is happening and does not live there and just owns it as kind of a second vacation 
home. So the other category would be vacation rental and would be permitted in the 
central business district. 
 
Mr. Miller stated that we did discuss last time it was vacation rental. There are more 
restrictions on it and it doesn't show up in all the districts. 
 
Ms. Snyder said there are not as many restrictions, but the location is restricted. So a 
vacation rental would be a building unoccupied by its owner in which a lodging with or 
without meals is offered for compensation.  
 
Ms. Hager said that we have three categories, bed and breakfast, short term rental and 
vacation.  
 
Mrs. Snyder stated that the Vacation Rental as proposed does not have a conditional 
use process, but is limited to only the central business district. The intent is to keep 
downtown in a more populated denser area that already sees a lot of mixed use.  
 
Mr. Bissman, a local realator, asked if countryside could fall under the B&B category. 
 
Mrs. Snyder responded that properties in that development would have to come before 
the board for Conditional Use approval and prove that it's meeting those requirements 
for B&B and short term rentals.  
 
Mr. Miller stated that the question is with the absentee owner, with the owner not being 
there, how can the community maintain that.  
 
Mrs. Snyder said an additional major concern from a planning and enforcement 
perspective is if it is a short term rental, they are living there for most of the year it is 
their primary residence. This is not something that's going to have constant turnover, it's 
not going to be rented every day and every weekend of the year, so it's not going to be 
as high. Traffic generated from it should not be noticeable because the short term rental 
would be infrequent. The intent is that it's just somebody using a residential house as a 
residential house.  
 
Mr. Bissman asked do other cities and other locations let the HOA put the constraint on 
subdivisions, for example, countryside. Why wouldn't you allow countryside to set the 
rules in their covenants and restrictions or their HOA around a certain property versus 
having a set limit? I guess the concern that I have is as a realtor in town, is there is a 
value that people have their property and there was a thought that the city should not 
restrict what that limit is, but if they're a in an HOA, they know when they go into an 
HOA, they have certain restrictions and their perception is we don't want the city to be in 
a spot where it's overregulating from their perception and especially when we're in a 
situation where there will be needs and uses with all the tourism, additional things that 
are coming into this community via Otterbein and the sports complex to be a potentially 
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stuff happening over into fort ancient and those types of things. I'm concerned that we're 
a city that is now putting more restrictions and more constraints.  And I understand 
there's reasons to do that. But my question is, do other communities dealing with the 
HOAs to set the rules and limits? Just like any subdivision, you have a certain amount 
of rentals that you can have in that property or the subdivision chooses whether that 
property can be a property.  
 
Mrs. Snyder said for regulations on your property, there is the base level for everyone 
within the city of the zoning code. Not every residential house in the city is in a 
subdivision or even if it is a subdivision they don't necessarily have an HOA. The zoning 
code is meant to be that overarching regulatory set of rules. We don't enforce HOA 
regulations. A resident has to comply with the city then with the HOA. So I definitely 
understand and I think long term, at least with new subdivisions coming through with 
this being such a new use, we will see places putting restrictions relating to this in. Its 
not something that an older subdivision would have any regulations on. That would be 
why I would say there's a definite need to have these things on the books and have real 
regulations for them.  
 
Mr. Miller stated so with this proposal if a subdivision or an HOA wanted something 
more restrictive they're still able to do that, correct?  
 
Mr. Bissman said I think the concern that I have with this proposal, here is a zoning 
change and all of a sudden our city is saying we can't do this.  
 
Mrs. Snyder stated that as of now if it doesn't fall under the bed and breakfast category, 
it's not permitted. So there's a section of the code that accounts for uses that are not 
specifically called out or don't fall into categories. If that occurs and there's not a place 
that it into then discussion needs to be had about looking into changing that regulation. 
So that's why we're here. As far as other jurisdictions I have not heard of any saying 
we'll just leave it up to HOA because again, I don't know of any city jurisdiction where all 
residential would be a HOA. It just doesn't really cover all of that. There are a number of 
different approaches. I mentioned New Orleans that has a much bigger population. 
They have an absurd amount of these happening. They have a large staff for 
enforcement and they subpoena Airbnb for records to see when and where the activity 
is occurring. They have some great information that's not applicable to us because we 
are not able to have that level of service based on our staff. On a local level Oxford is 
going through the process. I think they have had on ongoing discussion at meetings of 
the Planning Commission. I don't know that they've moved on from that phase yet 
because it is a very new topic that people have a lot of different opinions on. 
 
Mr. Fair asked do you have any examples of community the size of Lebanon that may 
or may not be a vacation destination. 
 
Mrs. Snyder responded no, I don't think there are. I think even from a national 
perspective, about a couple years ago, the big thing was the internet cafes and 
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everybody didn't know what to do. Jurisdictions went through this type of process and 
waited to see how other jurisdictions reacted. Over time there were more examples of 
different communities and how they reacted. For Short Term Rentals we are in the early 
phase where the larger communities have put regulations in place but there are not a lot 
of smaller community scale examples of this. 
 
Mr. Fair stated I don't like the five room thing. That means you could have five people 
living in that. That's more parking. You have to have parking. 
 
Mrs. Snyder stated one of the things I didn't go through was the conditions that we have 
recommended on the short term rental, so the five bedroom came from the bed and 
breakfast. Current regulations have five bedrooms so that is where that came from. With 
short term rentals, a lot of the things that are similar to bed and breakfast. So they'll 
have to provide parking for it based on the code. Again, the owner has to have it as their 
full time residence, whether they're there or on an adjoining lot as a full time residence, 
whether they're at the time of rental or not. The five bedrooms can be used for short 
term rental and at least one bathroom.  That's the same language we have in bed and 
breakfast. The yearly permit I mentioned, one off street parking space for each bedroom 
use. So that in addition to what's required for this to the home. And then, no change in 
the outside appearance of the buildings or premises or other visible evidence of the 
conduct of short term rental establishment that will indicate from the exterior of the 
building it is being utilized in part or for any purpose. That other than a dwelling unit, 
meaning the home. 
 
Ms. Faye Hager said that parking would prohibit a lot of people right from the gate, 
being able to do it because they have their two car garage, they have a three car home, 
three bedroom home and now they might be gone in February. So they rent it out in the 
short term rental. They need three more additional places to park somewhere in that 
neighborhood.  And most people who rent these don't have three cars coming because 
there's three bedrooms, it's a family, they're going to come in one car, they're going to 
park in the driveway and maybe in the garage if they get access to the garage. I mean 
we've stayed in these a lot and we have never had a car per person, either has the 
people who are coming or the people who were receiving us. There's a double garage 
and a two car garage and having one car even though there's three bedrooms. I mean 
I'm asking if that might be excessive because of the practicality of it. 
 
Mrs. Snyder said I can say I have stayed at these and had one car per person, 
especially if it's for an event or you're meeting up for something. So we need to make 
sure that we're or providing for both. There are also some neighborhoods that have no 
on street parking. 
 
Mr. Miller stated so how did you do that in the business district or in downtown?  You're 
going to restrict some houses automatically because they don't have enough street 
Parking. 
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Mr. Uchtman stated that in the CBD, you have public parking lots and signs that direct 
them to it.  
 
Mrs. Snyder stated that this requirement is on short term rentals. So again, if you're in 
the CBD or to fall under that vacation rental, does not have added conditions like short 
term rentals other than the yearly permit. 
 
Ms. Hager stated this short term one is mainly going to be in the residence when you 
run into this problem, but if there is public parking somewhere close to your residence, 
would you accept that for them and they could direct them to the public parking. 
 
Mrs. Snyder stated that we do have a provision in the code for if there is a shared 
parking available for other instances. That could be something Planning Commission 
could adding a provision for. The issue is most likely going to be R1 U or in very 
suburban community at subdivisions where there is no on street parking, it's going to 
limit the number of rooms.  
 
Mr. Miller stated I think it's essential that the city has the rules and regulations on all of 
these things rather than homeowner. The homeowner's associations doing that, not 
because the homeowner's association regulations don't work, but frequently we get that 
it worked for the first 10, 15 years and suddenly different leadership and it starts filtering 
away and you got people upset and coming to council saying, well, you know, these 
guys aren't doing this and use a neighbor versus neighbor thing. We want to create a 
neighbor working with neighbors rather than neighbor versus neighbor where the city 
has to set the regulations. 
 
Mrs. Snyder stated that I'm going back to the existing provision in the code for providing 
fewer parking spaces than the required. That's something we could add. So you have a 
10 percent by right waiver that we give to everybody. It has a 10 percent that they can 
go fewer than the required number of spaces, that doesn't help you if you need two and 
can only do one that's not going to fill that hole, but that's by right. And then we have a 
reduction of up to 50 percent that is at staff's discretion if they comply with some of the 
other sections like shadow parking or shared parking. That was something that the 
Barrel House just did, if you recall that they had offsite parking, they provided the city 
with proof of that and that was something that waves some of their required, in addition 
to what they put in onsite.  And then we have a 10 percent for that with a maximum of 
50 percent. That was that offsite parking or parking or shadow parking. Shadow parking 
is not going to be relevant in a residential area. Offsite for shared could be relevant. You 
could have a neighbor who would agree and provide in writing that you do that, so we 
could reference that section after that condition. I think that would be probably a good 
way to accommodate a smaller scale if that is something the Planning Commission 
would be interested in. 
 
Mayor Brewer said Let me use my house, my place in town as an example. I have no 
parking, let's say I am wanting to do something with my property. That would work really 
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well for us. I have no parking on Mechanic street. So you invest a lot of money in your 
property downtown. What do I do? I have literally no parking.  
 
Mrs. Snyder stated if you're in the central businesses, then you would fall under a 
vacation rental and has on street and access to public lots. 
 
Mayor Brewer said so on street parking in front of my property would be premium 
parking. It would be acceptable.  
 
Ms. Hager asked wouldn't that be short term?  
 
Mrs. Snyder sad it really just depends on your zoning designation.  
 
Ms. Hager asked even if you live there.  
 
Mayor Brewer said yes.  
 
Ms. Hager asked if you were in the commercial business district, and you lived there, 
but you’re gone for the winter that's going to be called a vacation rental, not the short 
term.  So the short term is going to be in residential.  
 
Mrs. Snyder answered yes. The short term is going to have to have that conditional use 
approval from this commission or the vacation rental would be and administrative 
process. If you do anything downtown new in a building, you are required to get a use 
verification and that allows you to change your utilities over into your name and let the 
city know what use you're proposing. You would also fill out whatever permit we have 
for that yearly permit I mentioned. 
 
Mr. Miller said that one intermediate step for the vacation rental might be some areas 
that are adjacent to the CBD. They might be looked at. I'm not saying right now they 
may be looked at as an intermediate step to see how that might work in some of those 
areas.  
 
Mrs. Snyder stated that would be our R1- U. It's pretty much everything that's adjacent.  
 
Mr. Miller said that right now for vacation rentals CBD only.  So if you want to have an 
intermediate step to expand that, to look into that rather than turning it loose on all 
residential, you might move to the next step right outside.  
Mr. Fair asked if there is a definition for vacation rental. How long they can rent?   
 
Mrs. Snyder answered no. Vacation rental is basically just a smaller scale hotel motel in 
the downtown. It's a commercial area. It's not something we see as any kind of 
enforcement issue any more so than a hotel motel would be.  
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Mr. Uchtman stated that the marketplace for a vacation rental by owner defines that as 
really a little bit of a longer term type property. You go to Hilton head and you'd rent for 
a week, for example, a short term rental which will be in an airbnb. That's really what 
our culture is now defining as those rentals. The way that you have it setup right now, 
maybe perceived as confusion and may create this difficulties of communicating this 
message across.  
 
Ms. Hager said along with that, I like your permit ideas. If you have a place in a 
residential HOA and you want to market your spot, a very common place to go is the 
vrbo.com. You list it there and it has pictures there. You can pay your deposit there, you 
were graded there. Everybody's graded. But would the city have a problem if I'm in a 
residential and I have it short term but I want to market it and my marketing spot is vrbo. 
Is that okay with everybody that I'm going to call it and Vrbo because I want to put it on 
that marketing spot, but you and I know it's a short term according to the policies, but I 
don't want to get prohibited from using that marketing tool. 
  
Mrs. Snyder said I would say that we do not want to make any kind of direct connection 
between specific websites because there's always new ones coming out and those 
websites have a lot of different availability. You can go on Airbnb and say for one night 
you want or one month and the owner might be present. The owner might live there but 
not be present or the owner might live four states over. So there's no one category in 
that. My caution to that would be the city has no way to really check into that. So you 
could have people coming in and saying it's a longer term than it is. There's not a lot of 
enforcement or information that the city would have from that perspective. So right now 
that is how we have it. We can go back and look at adding other definitions and other 
things, but we've tried to make it as either owner occupied or not.  
 
Mr. Uchtman stated perhaps the defining it without the vacation word may help. 
 
Mrs. Snyder stated we could change the way that we define vacation rentals and just 
add it into the existing hotel motel definition, if that was something we felt that it falls into 
that we don't need to regulate the number of rooms or anything like that, but add 
something in that definition that says the owner does not need to be present. So we 
could remove the word vacation because it is short term rental vacation. Everybody has 
a connotation of which website they use the most and that's what it is.  
 
Mr. Miller said I think it needs to have a different nomenclature, at least for now because 
it is different indication.  No, it's not a hotel or a motel. It's something different than that. 
 
Mrs. Snyder asked so you were in favor of keeping the name? 
 
Mr. Miller stated that the name may be wrong, but it needs to have different categories 
that needs to be a vacation rental or whatever else you want to call it.  
 



CITY OF LEBANON SPECIAL MEETING PLANNING COMMISSION MINUTES 
DATE: MAY 15, 2018 
TIME: 6:00 p.m. 
 

Mayor Brewer said it needs to be its own category. If you're going to do this, we want 
you all to market it, we want you to be successful in your business, so whatever forms 
of marketing that you would want to do that is very important. As I said, we want you to 
be successful and as long as you're following the guidelines of the city, do whatever you 
can market it the best way you can, on whatever websites. That's your responsibility to 
do and the best way to do it. 
 
Mrs. Snyder answered the only thing that would come up would be if you got your 
approval for a five bedroom and you're saying you have 12. But just making sure that 
our information is correct. 
  
Mayor Brewer stated what about a destination rental verses vacation? 
 
Mr. Miller said it’s really what we're trying to target to come to Lebanon as their 
destination to stay overnight. We don't want them going out to mason to go to the hotel 
where we want them staying in Lebanon. 
 
Mrs. Snyder said that destination would be in place of vacation or are we still good with 
short term?  
 
Mr. Miller answered yes. You need that.  
 
Mrs. Snyder said okay. So I can make those changes.  Do you want to talk about are 
we okay with short term?  
 
Mr. Fair asked does that mean every single district we have short term. 
 
Mrs. Snyder answered yes, are you okay with that 
 
Mr. Fair stated I liked the short term. If you're in the downtown district.  Sounds good to 
me. Whether we go beyond that, I'm not sure about that. I'm not convinced.  
 
Mr. Miller stated that we don't have a definition. There's nothing that the city's doing, 
restricting saying this is a property use that you can do for your property and I think 
once the city starts entering into a realm saying you can only rent long term or short 
term. What’s that definition? Not only do I think you run into opposition, people that are 
going to be upset about that, but I also think that it's going to limit property values in this 
community because I think they can use it and we don't want to create a divisive and I 
think that without a large impact is we don't have a definition of long. What's short? Is it 
a week, month, two years, year lease? What are those? And then we're putting 
restrictions on the person's property to say, okay, you can use it or can't. And now we're 
in countryside. You can’t rent now. Well, you know what I mean? Garfield Park, Poplar 
Hill some of these rental companies that are coming in and taking in. I think there's a 
challenge, but there is a very big value into that too because then there's a balance of 
school and all those things.  
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Mr. Bissman stated that now you're getting into changing the whole zoning code and 
everything. I think the code speaks very well to whether a particular zone district allows 
for rentals or doesn't. And I think that that has already explained.  
 
Mrs. Snyder suggested that right now we do not have those provisions. The Single 
family and Multifamily definition doesn't include hotel, motels, recreational vehicles, 
cabins boarding or lodging houses. Now you could say that this is called something 
different, so it's not a lodging house or it's not a transient housing, but previously those 
are the definitions and types of descriptions we had for somebody coming in for a short 
period of time saying that time and leaving. With these provisions were limiting the 
number of bedrooms for this particular use. We're not making any changes to our 
existing single family and multifamily regulations, but we're calling out a much newer 
use that we haven't provided for, since our most recent code update. And again, the 
code is from 2009.  So we're looking at an older document and this is definitely 
something that has come into play since that time.  So from a moving forward 
perspective, is there any other changes you would like to see before your next meeting 
on that legislation? Is there further discussion you'd like to have on conditional in all 
residential districts? 
 
Mr. Uchtman said I'm kind of new at this. Conditional means you have to get the 
approval of Planning Commission. 
 
Mrs. Snyder answered yes. 
 
Mr. Uchtman stated I guess I'm trying to figure out if the guy next to me wants to do a 
Vrbo and he wants to rent it to 21 year old Tom Miller, which I probably don't want.  How 
do the neighbors know this is going to happen? Just wondering how the people around 
the person applying for short term rental know that that's happening. So they can come 
voice their opinion. 
 
Mrs. Snyder answered that is why we've listed as conditional. So if you have a 
conditional use you can see there's a lot of other conditional uses existing in the code. If 
you are building new nursing home or converting a building into a nursing home, it's 
conditional. That means that you do an application similar to the two family you saw a 
couple months ago. 315 Silver Street. That was a conditional use. That was a 250 foot 
notification that was sent out to all neighboring property owners and a public hearing 
that was held with a newspaper notice so the property owners have that opportunity.  
 
Mr. Miller stated that the conditional notices are sent the owners. 
 
Mr. Bissman stated that it shouldn’t have to go through the whole process because I 
think that can be a barrier. So let's say somebody wanted to purchase property and 
typically purchasing the property is a 30 day time cycle, you know, on that purchase of 
property to get conditional use variance and they go through to purchase that property. 
Would they be able to do that during that 30 day period? 
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Mrs. Snyder answered probably not with the most recent conditional uses case that 
came before the Planning Commission, I believe they had closed before the meeting. 
I've heard of people adding that they must receive they approval for the sale to happen 
as a contingency. If they don't receive that approval, then they are no longer under 
contract, so it's not a short process. It's not meant to be. It's really meant to vet this 
location and make sure it's not going to be negatively impacting your neighbors. And 
that's true of any conditional use. So the ones you're seeing up here, if you scroll up, 
you'll see these are all conditional uses in the residential area. So that's meant to give 
individuals notice. You have group homes, multifamily dwellings in R1U that's a 
conditional use. Daycares, nursing homes, funeral homes, bed and breakfast 
establishments. These are not very high density traffic uses, but they will still have 
impacts on residential neighborhoods. So that's why we have that existing process in 
place and why we're recommending this go into it. 
 
Mr. Bissman asked how would a current person who is doing a destination rental, would 
they have to stop doing business that are already doing business now?  
 
Mrs. Snyder answered so if we were made aware of it and it was in violation, then we 
would do what we talked about credit at the beginning of the meeting. I think it might 
have been before you came in. If somebody is doing this use and the city is on the 
airbnb website or gets a complaint, we would send a violation notice in the same way 
we would for any zoning complaint and we would give them a certain period of time. Of 
course we would want to work with them to make sure that they could apply and go 
through this process. If it is a permitted use at that time in the code, but ultimately if that 
doesn't happen or it's not a permitted use and it continues, then we would escalate that 
to court.  
 
Mayor Brewer stated that those words really don't describe what we are trying to 
accomplish. Quite honestly when people think of rental property, they go, I don’t want 
any more rental property here. I hear that from residents all the time.  This is not that. 
How do you describe what short term rental means? 
 
Mr. Miller stated that it's a destination lodging.  
 
Mrs. Snyder said if the other one says destination, you want to make sure it’s different.  
 
Mr. Miller stated that you would want to make this one short term. This would be short 
term lodging.  
 
Mr. Fair asked can we have an example of another community who tried this.  
 
Mrs. Snyder answered I can try, but I have not found any. 
 
Mr. Fair asked if this is new ground.  



CITY OF LEBANON SPECIAL MEETING PLANNING COMMISSION MINUTES 
DATE: MAY 15, 2018 
TIME: 6:00 p.m. 
 

Mrs. Snyder answered that there are lots of larger community and examples. I want to 
say Santa Barbara. 
 
Mr. Alexander stated If you consider the purpose, I mean we're provisioning lodging 
accommodations for various events throughout the city. Activities that are bringing 
people into the city and they want to stay in the city or around the city for those events 
Mr. Bissman referenced. Fort ancient, the Otterbein growth, there is the retail 
marketability of our downtown area as it exists. We've got people coming in that I 
witnessed in the Antique Mall, 80 dealers. Some of them don't want to travel. When they 
come down and change over some of their merchandise they want to stay somewhere. 
They'd rather stay somewhere that's convenient to the central business district. I think 
we keep it in a nomenclature that people can relate to. 
 
Ms. Hager said I think that's really important, that the community has a voice. With any 
that have rentals. With some of these places you're paying a cost per night to stay in 
these 200, $250 a night, way more than rent and it's very competitive so you better have 
your hedges done and your floors kept or no one will stay in their place. They'll go to the 
other places. So it does need to be defined in a way is it's putting an upscale if you have 
a house in an HOA that was going to be taken care of because that they have to 
market. Then it gives competition and the price those people are going to stay in that 
home for a night is way more than someone in the mortgage or rent. And so you're 
bringing in a group of people who have money to spend and who would take care of it 
and paid a thousand dollars deposit so they don't damage anything. So I mean it's an 
upscale thing that the city presents that's going to bring in that caliber people. I don't 
know how to say those things without being negative because I don't want to be a 
classist. But that image is important because that isn't going to be your typical rental 
space where nobody ever takes the trash out. 
 
Mr. Miller stated that Warren County is being marketed as a playground, Ohio's largest 
playground. I think one of the things that we can really differentiate ourselves is that's 
Lebanon becomes the destination that they stay in Warren County and whatever we 
can do as a city to make that and market that happen. I love the charm of this 
community. And then they come to me and say I want to buy a house here. And then 
they bring their family here and then they have us. 
   
Mrs. Snyder stated that they did need to go to the regular meeting upstairs but how 
would the commissioners like to continue with this item? Is this something that you feel 
after this discussion we can get on next month's agenda. Is this something you want to 
have further discussion at a work session about? 
 
Mr. Miller said I think I'd like to see it at least it on the agenda, but I was curious about 
expanding it. One or two streets out. 
 
Mr. Fair asked if there was another community that we can get feedback from. 
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Mrs. Snyder stated that if you come up with any also let me know. But I will say a lot of 
them are very large. 
 
Mr. Fair said so I'm just thinking maybe Mason, if they've tried, what they think about it. 
  
Mrs. Snyder stated I have had conversations with other communities. Some of them just 
outright prohibited. They don't want it because they don't want to deal with regulating it. 
 
Mr. Fair said I'm just thinking that this is additional work for the planning department.  
 
Mr. Miller stated you don't want to have additional work for police and services and 
things like that.  
 
Mr. Fair said that that's when you go before the judge and he's got a case that might be 
a robbery versus somebody that's in the house because they don't have this permit. 
Which cases you're going to take.  He's going to take the most important one. 
 
Mayor Brewer stated that we get a lot of those things where properties are not being 
taken care of, things like that. You have to have some type of regulations for that 
because I get all the calls and I've taken the photos and I'm sending it to them. Clean up 
your properties. So when you have some type of permit, you have to have a property 
owner no matter what have some accountability to taking care of their properties. I am a 
very limited government kind of person. But I think there has to be some guidelines. You 
have to have some guidelines to make it work successfully. We have a community, right 
for these kinds of destination places. I think we're right for it. And I think we need to be 
the people that know how to think out of the box. And we're the place people want to go. 
  
Mr. Fair stated we need to adjourn but have another work session in June to continue 
the discussion. 
 
Mayor Brewer stated she would not be at the June meeting. 
 
Mr. Uchtman stated that he would be out of town for the June meeting. 
 
Mrs. Snyder stated that the June work session would be at 6:00 prior to the regular 
meeting. 
 
Mr. Uchtman motioned to close the work session and Mr. Miller seconded the motion. 
The motion passed unanimously and the meeting was closed at 7:00.  
 
 
 
_____________________________________       ____________________________________  
SECRETARY – PLANNING COMMISSION          CHAIRMAN – PLANNING COMMISSION 

 



PLANNING COMMISSION  
STAFF REPORT  

June 19, 2018 
 
CERTIFICATION OF APPROPRIATENESS 
207 Cincinnati Ave. – Exterior Modification (16’ by 20’ Rear Two Story Addition to 
add an outdoor room & master bath) 
 
 
PROPERTY OWNER 
Mr. Martin E. Hubbell 
207 Cincinnati Ave. 
Lebanon, Ohio 45036 
 
PROPERTY ADDRESS 
207 Cincinnati Ave. 
Lebanon, Ohio 45036 
 
REQUESTED ACTION 
Certificate of Appropriateness (§1132.08) for proposed major modifications to a property 
located within the Architectural Review Overlay District.   
 
CURRENT ZONING 
R-1A, Residential One A 
 
CURRENT USE 
Single-Family Residential 
 
DESCRIPTION OF REQUEST 
Mr. Hubbell has submitted an application for a Certificate of Appropriateness (COA) to 
allow an exterior modification to the existing single-family residential dwelling at 207 
Cincinnati Avenue.  The modification is for a 16’ by 20’ Rear two Story Addition. The 
proposed addition would match the existing house materials and color. The addition 
would be located on the rear of the existing house. The proposed exterior alteration 
comply with all other zoning requirements. The applicant has provided plans that show 
the proposed addition and a site plan. The plans and the application are attached to this 
report.  
 
STAFF ANALYSIS AND FINDINGS 
Architectural Review Overlay District 
The structure, built in 1847, is a contributing property to the Floraville Historic District for 
its architectural qualities. The Floraville Historic District is located on the National Register 
of Historical Places.  
 
Staff’s determination of a contributing property is based on the information of record. In 
support, a historic inventory was completed identifying characteristics and features that 
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are of significance to the district. In addition, a nomination form describing the Floraville 
Historic District as a whole refers to the well preserved examples of high-quality period 
architecture, and the former residences of many notable late 18th and early 19th century 
citizens of Lebanon. The inventory was conducted along with supporting documentation 
via certified nomination forms to qualify the district for designation on the National 
Register of Historic Places. 
 
Certificate of Appropriateness –Addition 
Historic Preservation Standards (LCO §1140) 
Per Ch. 1140.08 B, the following regulations apply to the proposed addition: 
 

E. General Building Design Guidelines 
1. Except as specifically approved by the Planning Commission, all elevations of 

a building shall be subject to review. 
2. Buildings shall be architecturally oriented toward the street with the main 

entrance(s) facing the street. 
3. Building projects in a commercial area, such as downtown Lebanon, shall 

emphasize an activity level on street level with a higher level of transparency 
(windows and doors). 

4. New construction and/or additional should be compatible with the historic 
structure or character of the surrounding buildings but shall not be required to 
“look old.” New construction or additions should be designed and constructed 
so that the character defining features of the historic building are not radically 
changed, obscured, damaged, or destroyed in the process of rehabilitation. 

5. New construction and additions shall be clearly differentiated so that the 
addition does not appear to be an original part of the historic building. 

6. To the maximum extent feasible, new additions or improvements should be 
located in the rear or in the most inconspicuous portion of the site so as to not 
overwhelm the original historic structure. 

7. Additions such as balconies, decks, exterior stairs, and greenhouses may be 

permitted but shall be placed on non‐character defining elevations such as the 
rear or side façade.  

8. Building materials and colors should reflect the characteristics of surrounding 
uses and the architectural style of the building. 

9. Overly simplified, unarticulated or bland buildings or addition with no details 
shall be avoided particularly in areas where rich detailing and ornamentation 
are common characteristics. 
 

The applicant is proposing to locate the addition on the rear of the house as mentioned 
above. In addition the siding materials and color shall match the rest of the house. The 
proposed additional also had matching architectural features. The proposal adequately 
meets the requirements of Section 1140.08 B that prescribes the recommendations for 
additions.  
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RECOMMENDATION 
 
Based on the staff analysis, staff recommends the COA to allow an exterior modification 
of a 16’ by 20’ Rear Two Story Addition to the existing single-family residential dwelling 
at 207 Cincinnati Avenue be approved, subject to the following conditions: 

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

2. Any variation from the approved plans will require additional review and 
approval by Planning Commission prior to any work being conducted at the 
site. 

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

4. The applicant shall have one year to perform the modification under an 
approved certificate of appropriateness or the certificate shall expire and be 
deemed null and void, unless an extension of time is applied for and approved 
by the Planning Commission.  Upon expiration of the certificate of 
appropriateness the applicant shall then be required to submit a new 
application per section 1132.08. 
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