
    

 
 
 
 

Agenda for the Planning Commission 

Tuesday, November 16, 2021 

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

           
1) Call to Order 

 
2) Roll Call 

 
3) Minutes 

 
a) October 19, 2021 - Regular Meeting  

 
4) New Business 

Public Hearing 

a) Map Amendment  

1) 1784 Route 63: 275.677+ acres - Parcels 12123000070, 12184000060, and 
12184000030 - R-R, Rural Residential to MU, Mixed-Use PUD 

b) COA 

1) 452 E. Main Street – House Alteration 

 
c) Site Plan 

1) W. Main Street – Parcel 1212485001 - Big Mikes Fuel Service and Drive-
Thru 

 
d) Other Business 

 
5) Adjourn   





CITY OF LEBANON PLANNING COMMISSION MINUTES  
DATE: October 19, 2021 
TIME: 7:00 p.m. 
 

The meeting was called to order by Mr. Fair.  Members present were Richard Fair, Mayor Brewer, 
Bernie Uchtman, Tom Miller, and Jeff Aylor. Also present was Greg Orosz, City Planner.  
 
Consideration of Minutes 
The meeting minutes for the September 21, 2021 regular meeting were reviewed and motioned 
for approval by Mr. Uchtman and seconded by Mr. Aylor. The minutes were approved as written.   
  
Public Hearing 
600 Cincinnati Avenue 
 
Mr. Orosz presented an overview of the applicant’s request for a zoning map amendment 
(rezoning) for 10.95 acres from I-1, Light Industrial to a Residential Two (R-2) and Light Industrial 
(I-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. 

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. 

Mr. Orosz explained how the 2009 Future Land Use Map identifies the parcel as Corridor Mixed-
Use District along the Cincinnati Avenue frontage. The zoning map amendment (rezoning) to a 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 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.  
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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 the current growth specified for that 
corridor 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.  

Based on the analysis, staff find’s the proposed Zoning Map Amendment for 600 Cincinnati 
Avenue 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 meets 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 Plan 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.  Any future redevelopment of the R-
2 portion of the site shall be limited to two stories and shall be consistent with the 
approved development pattern established with the 363 S. West Street Concept Plan. 

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. 

The Public Hearing was opened at 7:15 and with no one wishing to speak was closed at 7:16. 

Mr. Miller asked if local churches will still be involved with the organizations mission. 

Linda Rabolt, representative for the Family Promise of Warren County, replied that churches will 
still play an important role.  

Mr. Aylor asked if they were currently using motels and would they still be using motels as part 
of their services. 

Mrs. Rabolt that motels have been working, but additional supportive services are difficult to 
administer in that setting. 

Mr. Aylor noted that if motels worked well this model will work even better by providing 
individual space and group support services. 

Mayor Brewer commented the way the organization has provided years of public service and this 
this location is a perfect fit to help families with its existing facilities and scenic location.   

Mr. Miller asked about long-term care. 
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Mrs. Rabolt stated long-term care would be for very limited situations. 

Mr. Fair asked if all 20 rooms would be filled. 

Mrs. Rabolt said they typically have around 8 families with 20 persons total. 

Mr. Uchtman agreed this would be a better model than the current system.  

Mr. Uchtman made a motion for approval. 

Mr. Miller seconded the motion. 

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

 
Public Hearing 
Envision Lebanon Comprehensive Plan 
 
Mr. Orosz presented an overview of the Public Hearing to review and adopt the Envision Lebanon 
Comprehensive Plan.  Over the past year a citizen Steering Committee, City staff, and 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. 
 
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. 
 
Mr. Orosz explained how 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.  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. The implementation 
matrix is a critical component to the comprehensive plan as it provides a timeframe for executing 
the key recommendations 

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

Based on staff’s analysis, the proposed Envision Lebanon Comprehensive Plan complies with the 
goals of the community and City Council.  

Therefore, staff recommended approval and recommendation to Council of the Envision Lebanon 
Comprehensive Plan. 

The Public Hearing was opened at 7:35 and with no one wishing to speak was closed at 7:36. 
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Mr. Aylor, Co-Chair for the plan, commented on how great the process was and the quality work 
conducted by PlanningNext and staff. 

Mr. Aylor also stated how important this document would be for the city’s future.   

Mayor Brewer also agreed that the document was a good reflection of the input received 
throughout the public process.   

Mr. Fair referenced the Future Character Map and wanted to make sure there was enough 
commercial and industrial areas provided in the plan in comparison to residential.   

Mr. Aylor commented on the need for the city to also maintain a focus on E. Main Street 
improvements.  

Mr. Miller wanted to add an action item under the mobility section to develop a strategy and 
funding mechanism for a Glosser Richardson Road to Turtlecreek Union Road connection to 
reduce traffic through the central core of the city. 

Mayor Brewer motioned for approval. Mr. Uchtman seconded. 

Roll was called and the motion passed unanimously with the condition to add the action item 
under the mobility section to develop a strategy and funding mechanism for a Glosser Richardson 
Road to Turtlecreek Union Road connection to reduce traffic through the central core of the city. 
 
Other Business 
Outdoor Seating Fencing 
 
The Elks Lodge has constructed an outdoor seating area.  They are looking to place a black metal 
fence with cable wiring around the area.  Although the ROW is regulated by Engineering, staff is 
looking to get Planning Commission’s opinion on fencing variety in the Historic District in 
relationship to our Certificate of Appropriateness standards.    

Mayor Brewer indicated that different style fencing provides individual character to each 
business and adds variety to the downtown. 

Mr. Aylor added that the buildings downtown have many different types of architecture. 

Mr. Miller agreed some variety is good as long as there are basic standards such as a standard 
42” height as well as durable materials. 

Mr. Uchtman agreed a variety of materials are good so long as they are high quality.   
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Other Business 
Mr. Orosz gave an overview of the application on next month’s meeting.  There is an application 
for a gas station and drive-thru at the corner of Neil Armstrong Way and W. Main Street. The 
proposal will be requesting an alternative layout.  

Mr. Uchtman and Mr. Aylor expressed concern over an alternative layout for the site. 

Mr. Fair questioned access points off Neil Armstrong way and W. Main Street.  

Mr. Orosz stated complete project details would be presented next meeting. 

Mr. Uchtman made a motion to adjourn the meeting. 

Mr. Miller seconded the motion. 

Roll was called and the meeting was adjourned at 8:20 p.m. 

 
__________________________________       _________________________________ 
SECRETARY – PLANNING COMMISSION        CHAIRMAN – PLANNING COMMISSION 
 





PLANNING COMMISSION 
STAFF REPORT  

 
November 17, 2021 

ZONING MAP AMENDMENT  

R-R, Rural Residential to MU, Mixed-Use PUD 
1784 Route 63: 275.677+ acres - Parcels 12123000070, 12184000060, and 12184000030 

PROPERTY OWNER & AGENT 
RJ Real Estate Properties, LLC - Doyle Hughes Development LLC, agent 

DESCRIPTION OF REQUEST 
Review a zoning map amendment (rezoning) for 275.677+ acres from R-R, Rural Residential to MU, Mixed-
Use District and PUD Concept Plan, under the provisions of LCO §1133.14D. The property is currently a 
private residence and farmland.  Doyle Hughes Development LLC has initiated a Zoning Map Amendment 
for the property for a mixed-use development scenario to allow limited office/retail uses along the 
corridor frontage and mixed residential for the remainder of the site. A rezoning to a Mixed-Use (MU) 
District requires the proposed uses to fall under a Planned Unit Development (PUD) development concept.  
PUBLIC HEARING NOTIFICATION 

A public hearing as required under Ch. 1132.04 (H.) was scheduled.  A public hearing notice was published 
on Sunday, October 24, 2021.  A public hearing notice was mailed to all property owners within 500 feet 
of the subject property on Friday, October 22, 2021. 

BACKGROUND 
The proposed rezoning request is to amend the parcels’ zoning to accommodate a development pattern 
that is consistent with the West Main Street Area Plan established for the corridor. The purpose of the 
Zoning Map Amendment is to increase the allowable uses of the property to support more economically 
viable development options. 

The rezoning of a property to the Mixed-Use (MU) District shall only be permitted if approved in 
conjunction with the PUD Overlay District, which will integrate the mixed-use development with its 
surroundings, by encouraging connections for pedestrians and vehicles and by assuring sensitive, 
compatible use, scale, and operational transitions to neighboring uses.   

EXISTING CONDITIONS 
Site Description: The property is farmland containing fields, natural woods, and a central stream on the 
property. There is an existing farmhouse that will remain on 2 acres as part of the proposal. 

Surrounding Land Use: The site has Warren County Public Works and Calumet Farms to the east and large 
lot residential to the north. The properties across W. Main Street/SR 63 are a mix of single-family 
residential, large acre farms, and business uses. The property is located relatively close to the I-75 Growth 
Corridor, one of the nation's major north-south highway arteries, I-75. This is an area receiving state and 
national attention for its estimated growth potential.   

COMPREHENSIVE PLANS 

The Envision Lebanon Comprehensive Plan Future Character Map depicts this property as Mixed-Use in 
keeping with the 2018 West Main Street Area Plan. The West Main Street Area Plan contains detailed 
recommendations for these parcels.  In the Area Plan, the eastern portion of the property is labeled as 
Lebanon Landing. Lebanon Landing is described as a neighborhood hub, providing a denser mix of 
residential and commercial uses anchored by a tight cluster of buildings that integrate commercial uses 
and residential housing.  
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The plan states that upper-floor flats could offer alternative residential types catering to young 
professionals who want urban living, near downtown Lebanon, and are not interested in single-family 
homes and the respective maintenance.  The plan further states that in the area around the central core 
there should be medium-density townhomes that can take advantage of the changes in topography and 
provide a transition between the commercial sites and surrounding single-family neighborhoods. There is 
also an opportunity for Empty Nester homes in a one-story ranch configuration. Main Street frontage 
should integrate a deep setback, landmark gateway feature at the access point. The floodplain should be 
preserved as green spaces for bike path linkage.  

LEBANON LANDING - WEST MAIN STREET AREA PLAN 

The western portion of the property is labeled as The Preserve and is described as an area that should 
bring new homes to the West Main Street Area in a traditional neighborhood layout. The Main Street 
frontage character should be continued with a deep setback, that offers a pastoral buffer between the 
street and homes and consistency with the deep setback of the existing homes on the south side of the 
street. The neighborhood should incorporate a gridded network of streets, and follow the topography of 
the land, and provide connections to adjacent future neighborhoods. Open spaces should be incorporated 
through the neighborhood, and the existing stream corridors should serve as greenways with trails and 
bike paths to connect to adjacent neighborhoods. 
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TURTLECREEK CROSSROADS AREA PLAN 

The Turtlecreek Crossroads plan calls for similar use types as the West Main Area Plan. A traditional 
neighborhood mix of commercial and denser residential along SR 63 blending into suburban residential 
as the development spreads north.   

ZONING 

Mixed-Use District: The purpose of the MU District is to provide an opportunity for a quality mixed-use 
development that connects places used for living, working, and shopping. The MU District is also intended 
to provide for a variety of residential housing types to assure activity in the district and enhance the 
housing choices of City residents. The MU District PUD requires a “Schedule of Uses” that specifies the 
uses permitted within the PUD, this further defines the range of uses and predictability of development.  
The “Schedule of Uses” proposed within the Parkside MU District PUD provides a “POD” development 
framework that is incorporated into the Parkside Design Guidelines.  
MIXED-USE PUD CONCEPTUAL PLAN 
According to the developer, the land plan creates a neighborhood that focuses on connectivity, 
walkability, pedestrian-friendly pathways, and a connection with nature.  The developer states that the 
streets will be lined with trees and sidewalks along with beautiful parks and green spaces to minimize the 
typical monotony of urban concrete.  Over 28% of Parkside will be preserved green space with a 57-acre 
park that provides walking and bike trails. The use of the property as a mixed-use development is 
consistent with the West Main Street Area Plan land-use policies for the corridor and the pending Envision 
Lebanon Comprehensive Plan and equivalent to ongoing projects within the City and surrounding area.   
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The development would allow limited office/retail uses along the Route 63 corridor frontage and mixed 
residential and dedicated open spaces, recreational use, and parkland throughout the project. The 
development illustrates a creative design that addresses increasing needs within the community including 
planned parkland and recreational spaces, integrated connections with adjacent parcels, and unique and 
diverse housing types within the community including a proposed senior living facility.  

The development will provide additional community amenities including open spaces, fishing ponds, 
shelters, public trails, play and picnic areas, community garden, recreational facility with exercise facilities 
and swimming pool, and public parking and is designed to protect and improve the stream corridors 
present on the property consistent with the Comprehensive Plan's goal of preserving the aesthetic 
qualities of the city and the conservation of such features.  

 PUD CONCEPTUAL PLAN 

STAFF ANALYSIS 

Access Management: The development gains primary access from three points off SR 63. The easternmost 
street provides access to the area east of the creek that divides the site containing a mix of multi-family, 
townhomes, age-restricted homes, and the assisted living facility. A second boulevard is depicted in the 
center of the development to provide access to the retail, office, townhomes, and single-family 
components of the site. The third access off SR 63 is a right turn in and out only to provide additional 
options to the western portion of the development.  There are also future connection points to adjacent 
properties. One to the Keenland Estate stub street, another to the large parcel to the north, and a third 
to the Cunningham property to the west. The access management plans are currently under Engineering 
review.    
In the Envision Lebanon Comprehensive Plan - Broadening Mobility Options chapter, action items call for 
the promotion of roadway connections through public and private investment. Roadway interconnections 
help alleviate congestion by providing additional circulation patterns. The development is 
comprehensively planned and integrated with the surrounding properties with proposed vehicular 
connection to such properties. 
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POD Development:  Rolling and sloping terrain will play a factor in most of the development.  Following 
is a brief narrative of each of the pods: 

POD 2:  This section is located in the far north of the development and contains the largest lots for estate 
homes.  All the lots slope down in the rear and back up to greenspace. Custom homes priced from the 
$800’s located adjoining the city park.   
POD 3: The perimeter lots slope down in the rear and back up to greenspace.  55 custom and semi-custom 
homes priced from the $700’s adjoining the city park. 

POD 4:  230-unit senior village with attached cottages with garages, full service assisted living and memory 
care facility. Featuring community gardens, fishing pond and playground. 

POD 5:  This area is across from the senior living facility and is designed for active-adult living in one-story 
patio-style homes. The lots are adjacent to the large lot Keenland Estates so a 40’ buffer was requested 
and is depicted on the plan. There are 86 patio homes priced from the $400’s for active adult buyers with 
master bedrooms on the main level 

The existing historic Farmhouse will be preserved with this development along with many of the structures 
surrounding the house.  The 2-acre property will be incorporated in-between POD 6 and POD 7 with access 
from the eastern road into the development.  

POD 6: Contains 94 seniors only cottages priced from the $300’s all exterior maintenance provided by the 
HOA. 

POD 7:  This is the multi-family portion of the development with twelve buildings proposed on 10-11 acres 
with 280 units of apartments and townhomes.  There are three buildings with attached townhome units 
facing the easternmost boulevard.  There are three rows of three buildings designed parallel to SR 63 and 
designed to terrace up the hill.  
POD 8:  The lots are medium-sized designed for premier custom homes following stringent architectural 
guidelines.  58 semi-custom homes priced from the $500’s along the city park majority featuring creek 
views.  

POD 9, 10, & 12: These PODs are designed as rear loading with access primarily from the main boulevard 
entrance, the western entrance, and the corresponding street network.  Pod 9 has 71 patio homes priced 
from the $350’s featuring rear entry garages and master bedroom down. Pods 10 and 12 will have 40 total 
cape cod style homes priced from the $400’s with rear entry garages and master bedroom down.  This 
type of design will provide attractive entrances to the development with front yards free of driveways.   

POD 11: 30 three stories free standing townhomes priced from the $350’s. 

POD 13: 173 farm styles two- and three-story townhomes with two car garages priced form the $300’s. 

POD 14:  This pod surrounds one of the primary east-west roads with 39 semi-custom traditional single-
family homes priced from $500’s adjoining the amenity center. 

POD 15:  These sections are scheduled to be built as the first phase of the development featuring 39 
traditional single-family homes priced from $450’s    

POD 16: 55 custom and semi-custom homes priced from the $700’s adjoining the city park. Featuring a 
private gated entrance and the majority of the homesite with creekside views. The developers stated goal 
is to set an upscale standard with these lots that will be carried throughout the remainder of Parkside.   

POD C1-5: Traditional retail out-parcels for restaurants, salons and local merchants.  

POD O 1-2: small two-story offices will feature Justin Doyle Homes future design center and offer office 
space for other local businesses 
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SCHEDULE OF USE, SETBACK, LOT SIZE, & DENSITY 

Pod # Units Minimum 
Lot Lot Size Front  

S/B 
Rear 
S/B 

Side 
S/B 

Zero 
Line 

Permitted 
Use 

Corner 
S/B 

2 9 16,000 80 x 200 20 40 7.5 No SF N/A 

3 55 10,500 70 x 150 20 30 7.5 No SF 20 

4 230 16 acres 
 

    Senior 
 

 

5 86 6,875 55 x 125 20 25 7 Yes SF 15 

6 94 3,168 33 x 96  20 20* 7.5 Yes SF- A 15 

7 280 10 acres 
 

      

8 58 7,500 60 x 125 20 25 6 No SF 20 

9 71 3,465 33 x 105 20 20 5 Yes SF 15 

10 25 5,500 50 x 110 20 20* 7 Yes SF 15 

11 30 3,520 32 x 110 20 20 5 Yes SF 15 

12 15 6,250 50 x 125 20 25 10 Yes SF 15 

13 173 2,000 25 x 80 20 20* 7.5 Yes SF -A 15 

14 39 9,100 65 x 140 20 25 7 No SF 20 

15 39 7,500 60 x 125  20 30 6 No SF 20 

16 56 12,250 70 x 175 20 30 7.5 No SF 20 

17  OS  21 + 57 = 78 ac.     Amenity  

18   2 acres     Ex. House  

O-1  28,000 2 acres     Office  

C-1-5   5 acres     Retail  

Total 1261 275 acres 4.55 units per acre      
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STORMWATER MANAGEMENT 

Stormwater quality and control are handled through standard collection management with curb and 
gutter along the streets captured by catch basins leading to localized retention basins throughout the 
property. There is a concept stormwater management plan being worked on by the developer’s engineers 
to determine how much area is required for stormwater detention so it can be accounted for as part of 
the concept plan. The stormwater collection areas are depicted as retention ponds on the concept plan.  
Detailed plans will be required prior to Regulatory Plan and Construction Plan final approval and will be 
designed based on the development phases.   

OPEN SPACE 
The proposed development is primarily residential in nature with over 28% of the development area 
dedicated to open spaces, recreational uses, and parkland. This includes a 57-acre park that will be 
owned and operated as a public park.  There will also be 21 acres of open space as part of the 
development that will be maintained by HOA. This open space includes buffer areas, entrance 
landscaping, trails, and retention ponds, and a pool house and pool. 

Total Acres:  275 ac.   
Park Acres:  57 acres or 20.94%  
Green Space Acres:  21 acres or 7.58%  
Total Green Space: 79 acres acres or 28.52% 

PROPOSED CITY PARK BOUNDARY  

 
DEVELOPMENT STANDARDS 
Unless otherwise stated, development within the Parkside at Lebanon Overlay PUD shall be governed 
entirely by the provisions included as part of the Map Amendment PUD packet and the provisions of the 
City of Lebanon Official Zoning Code. All standards and concepts represented on the PUD Site Plan and/or 
the Parkside at Lebanon Design Guidelines shall be part of the Regulatory Plan review and approval, which 
governs the PUD development phases. Any standards found in the most recent City of Lebanon Official 
Zoning Code that are not modified, varied, or addressed by this PUD shall continue to apply to the PUD 
site in full. 
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PROCEDURAL PROCESS 
 A Regulatory Plan per §1132.05 shall be submitted prior to the approval of the individual final plats.  
 The Regulatory Plan can be submitted in phases for the PUD.  

MAP AMENDMENT CRITERIA 
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.  

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

The development illustrates a creative design that addresses increasing needs within the community 
including planned parkland and recreational spaces, integrated connections with adjacent parcels, and 
unique and diverse housing types within the community including a proposed senior living facility. 
(1132.05(E)(10)(c)). 

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

The use of the property as a mixed-use development is consistent with the City Comprehensive Plans for 
the area in which the property is located and is consistent with ongoing projects within the City and 
surrounding area.  The development would allow limited office/retail uses along the Route 63 corridor 
frontage and mixed residential and dedicated open spaces, recreational use, and parkland throughout the 
project. (1132.05(E)(10)(a)). 

3. Whether the proposed amendment is consistent with the purpose of this ordinance; 

The development is comprehensively planned and integrated with the surrounding properties with 
proposed vehicular connection to such properties (1132.05(E)(10)(e));  

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

The proposed uses for the development have been identified in City Plans as community needs. 

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

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

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

The development will provide additional community amenities including open spaces, fishing ponds, 
shelters, public trails, play and picnic areas, community garden, recreational facility with exercise facilities 
and swimming pool, and public parking (1132.05(E)(10)(d)) and is designed to protect the stream corridors 
present on the property consistent with the Comprehensive Plan's goal of preserving the aesthetic 
qualities of the city and the preservation of such features. (1132.05(E)(10)(b)). 

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

The proposed map amendment facilitates a cohesive development that is consistent with Lebanon Zoning 
Code standards. 
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8. Whether the proposed zoning map amendment will result in a logical and orderly development 
pattern. 

The development will result in a logical and orderly development pattern to an area that has been 
identified under the current City Comprehensive Plan as a City Gateway (1132.05(E)(10)(8). 

PUD AMENDMENT CRITERIA 
In addition to the general approval criteria for zoning text and zoning map amendments in Subsection 
1132.05 (G), the Planning Commission and City council shall also consider the following criteria in order 
to make a decision on all applications for a PUD: 

a. Whether the proposed PUD is consistent with the recommendations and policies of the City 
of Lebanon Comprehensive Plan or other applicable City plans; 

A mixed-use development is consistent with the City Comprehensive Plans for the area in which the 
property is located. 

b. Whether the proposed PUD is consistent with the purpose of this Ordinance; 

The proposed map amendment facilitates a cohesive development that is consistent with Lebanon Zoning 
Code standards. 

c. Whether the proposed PUD illustrates an exemplary and creative design. 

The development illustrates a creative design that addresses increasing needs within the community. 

d. Whether the proposed PUD will provide community amenities to support the public health, 
safety, and general welfare including, but not limited to, land dedicated for safety-service 
purposes, additional park and recreational facilities, additional open space, and non-
vehicular connections (e.g., bike/hike trails) to the greater community, as required in 
Subsection 1133.14 (D). 

The PUD is designed to protect the stream corridors present on the property consistent with the City’s 
goal of preserving the aesthetic qualities of the city and the preservation of such features. 

e. Whether the development is comprehensively planned and integrated, compact, and, where 
feasible, linked by pedestrian and vehicular connections to surrounding properties. 

The development is comprehensively planned and integrated with the surrounding properties with 
proposed vehicular and pedestrian connections. 

f. Whether the proposed PUD will ensure efficient development within the City; 

The development is efficiently developed. 

g. Whether the proposed PUD will result in a logical and orderly development pattern. 

The PUD will be built in an orderly development pattern. 

h. Whether the proposed uses are permitted within the applicable base or overlay zoning 
districts, other applicable zoning districts, or plans of the City. 

The proposed uses are permitted within a Mixed-Use District.   
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STAFF RECOMMENDATION 
Based on the analysis, City staff finds the proposed Zoning Map Amendment (rezoning) for 275.677+ acres 
from R-R, Rural Residential to MU, Mixed-Use District PUD in conjunction with the PUD Concept Plan 
complies with 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. Unless otherwise stated, development within the Parkside at Lebanon Overlay PUD shall be 
governed entirely by these provisions and the provisions of the City of Lebanon Official Zoning 
Code.  

2. All standards and concepts imposed herein or as represented on the PUD Site Plan and/or the 
Parkside at Lebanon Design Guidelines are a part of the regulatory requirements that will govern 
the PUD development phases.  

3. Any standards found in the most recent City of Lebanon Official Zoning Code at the time of 
application that are not modified, varied, or addressed by this PUD approval shall continue to 
apply to the development. 

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



PARKSIDE AT LEBANON 
PUD GUIDELINES 

 
November 16, 2021 

ZONING MAP AMENDMENT  

R-R, Rural Residential to MU, Mixed-Use PUD 
1784 Route 63: 275.677+ acres - Parcels 12123000070, 12184000060, and 12184000030 

PROPERTY OWNER & AGENT 
RJ Real Estate Properties, LLC - Doyle Hughes Development LLC, agent 

SECTION 1.  APPLICABILITY 
Unless otherwise stated, development within the Parkside at Lebanon Overlay PUD shall be governed entirely by these 
provisions and the provisions of the City of Lebanon Official Zoning Code. All standards and concepts imposed herein or as 
represented on the PUD Site Plan and/or the Parkside at Lebanon Design Guidelines are a part of the regulation which will 
govern how the PUD may be developed. Administration Modification reviewed and approval is permitted up to 15% of the 
minimum standard per the Official Zoning Code.  Also, staff will have the ability to conduct administrative modification review 
and approval up to two requirements, so long as the remaining standards are met. Any standards found in the most recent 
City of Lebanon Official Zoning Code that are not modified, varied, or addressed by this PUD document, the PUD Site Plan, or 
the Parkside at Lebanon Design shall continue to apply to the PUD site. 

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

Site Analysis and Site Considerations: All buildings and other improvements shall be placed in a location approved 
by the ACC prior to construction. The existing topography and landscape shall be disturbed minimally to preserve 
desirable trees and other natural features. 

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

Building Sites and Building Setbacks:  The City of Lebanon has established minimum standards for building setbacks 
for various types of residential structures within Parkside at Lebanon. All homes shall be in accordance with the 
building set back lines, minimum basement elevation and yard requirements as shown on the recorded plat of the 
Subdivision applicable to the subject Lot. The Design Review Board or the Developer reserves the right to impose 
additional setback requirements relative to some or all the Lots that are more stringent than the setback 
requirements imposed by the city. No portion of improvements on any Lot including eaves, stoops, porches, decks, 
or swimming pools may be erected or permitted to remain out of the setback area for that particular Lot. 

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

MIXED-USE PUD PHASING PLAN 
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DESCRIPTION of PODS 

Pod 1: 58-acre future City of Lebanon Park with extension of walking / bike trail.  

Pod 2: 9 true custom homes priced from the $800’s located adjoining the city park.  One-story 2,100 SF & two-
story 2,300 SF. 

Pod 3: 55 custom and semi-custom homes priced from the $700’s adjoining the city park. One-story 1,800 SF 
& two-story 2,000 SF. 

Pod 4: 230-unit senior village with attached cottages with garages, full service assisted living and memory care 
facility. Featuring community gardens, fishing pond and playground. 

Pod 5: 86 patio homes priced from the $400’s for active adult buyers with master bedrooms on the main level. 
One-story 1,500 SF & two-story 1,600 SF. 

Pod 6: 94 seniors only cottages priced from the $300’s all exterior maintenance provided by the HOA. One-
story 1,250 SF & two-story 1,550 SF. 

Pod 7: 280 units of apartments and townhomes with the townhomes lining the main eastside entry boulevard. 

Pod 8: 58 semi-custom homes priced from the $500’s along the city park majority featuring creek views. One-
story 1,600 SF & two-story 1,800 SF. 

Pod 9: 71 patio homes priced from the $350’s featuring rear entry garages and master bedroom down. One-
story 1,500 SF & two-story 1,600 SF. 

Pod 10: 25 cape cod style homes priced from the $400’s with rear entry garages and master bedroom down. 
One-story 1,600 SF & two-story 1,800 SF. 

Pod 11: 30 three stories free standing townhomes priced from the $350’s. One-story 1,500 SF & two-story 
1,600 SF. 

Pod 12: 15 cape cod style homes priced from the $400’s with rear entry garages and master bedroom down. 
One-story 1,600 SF & two-story 1,800 SF. 

Pod 13: 173 farm styles two- and three-story townhomes with two car garages priced form the $300’s. One-
story 1,400 SF & two-story 1,600 SF. 

Pod 14: 39 semi-custom traditional single-family homes priced from $500’s adjoining the amenity center. One-
story 1,600 SF & two-story 1,800 SF. 

Pod 15: 39 traditional single-family homes priced from $450’s.  One-story 1,600 SF & two-story 1,800 SF. 

Pod 16: 55 custom and semi-custom homes priced from the $700’s adjoining the city park. Featuring a private 
gated entrance and the majority of the homesite with creek side views. One-story 1,800 SF & two-story 2,000 
SF. 

Pods C1-5: traditional retail out-parcels for restaurants, salons and local merchants.  

Pods O 1-2: small two-story offices will feature Justin Doyle Homes future design center and offer office space 
for other local businesses. 

Note: In no event shall the living area of the first floor of any one-story home be less than 1,250 square feet.  
In no event shall the combined living area of the first and second floors of any two-story home be less than 
1,550 square feet.  
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SCHEDULE OF USE, SETBACK, LOT SIZE, & DENSITY 

Pod # Units Minimum 
Lot Lot Size Front  

S/B 
Rear 
S/B 

Side 
S/B 

Zero 
Line 

Permitted 
Use 

Corner 
S/B 

2 9 16,000 80 x 200 20 40 7.5 No SF N/A 

3 55 10,500 70 x 150 20 30 7.5 No SF 20 

4 230 16 acres 
 

    Senior Fac. 
 

5 86 6,875 55 x 125 20 25 7 Yes SF 15 

6 94 3,168 33 x 96  20 20* 7.5 Yes SF- A 15 

7 280 10 acres 
 

      

8 58 7,500 60 x 125 20 25 6 No SF 20 

9 71 3,465 33 x 105 20 20 5 Yes SF 15 

10 25 5,500 50 x 110 20 20* 7 Yes SF 15 

11 30 3,520 32 x 110 20 20 5 Yes SF 15 

12 15 6,250 50 x 125 20 25 10 Yes SF 15 

13 173 2,000 25 x 80 20 20* 7.5 Yes SF -A 15 

14 39 9,100 65 x 140 20 25 7 No SF 20 

15 39 7,500 60 x 125  20 30 6 No SF 20 

16 56 12,250 70 x 175 20 30 7.5 No SF 20 

17  OS  21 + 57 = 78 ac.     Amenity  

18   2 acres     Ex. House  

O-1  28,000 2 acres     Office  

C-1-5   5 acres     Retail NC  

Total 1261 275 acres 4.55 units per acre      
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Pod # Acres  Units  Per Acre  

2 5 9 1.80 

3 21 55 2.62 

4 15 230 15.33 

5 20 86 4.30 

6 12 94 7.83 

7 10 280 28.00 

8 15 58 3.87 

9 7 71 10.14 

10 5 25 5.00 

11 6 30 5.00 

12 4 15 3.75 

13 15 173 11.53 

14 6 39 6.50 

15 9 39 4.33 

16 26 56 2.15 

18 2 1 0.50 

Totals  178 1261 7.08 

Total Development  277 1261 4.55 

Total density excluding the 58 acre park is 5.7 units per acre 

    

  % of green space   

Total Acres  277   

Park Acres  58 20.94%  

Green Space Acres 21 7.58%  

Total Green Space 79 acres    

    Total % Green 
Space  28.52%   

Note: Green space calculations do not include Dr Jits home on two acres 
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SECTION 3. OPEN SPACE, AMENITIES, & STREAMSIDE SETBACK 

Minimum Open Space:  Dedicated to City - Lands designated as open space set-aside areas, such as 
floodplains, may be dedicated to the City during the development review process. City council shall 
determine which lands and under what conditions such dedications will be accepted by the City. There 
will be both a 57-acre City owned park & Parkside at Lebanon Community open space.  

Location:  Open space shall be in close conformance to the locations illustrated on the PUD Concept Plan.  
Modifications to open space shall follow the Official Zoning Code. 

Conservation Area: A permanent conservation easement shall be placed over the finalized established 
Community open space buffer areas adjacent to existing residential.   

Streamside Setback: The development shall comply with the streamside setback established in the Official 
Zoning Code.   

Total Acres:  275 ac.   
Park Acres:  57 acres or 20.94%  
Green Space Acres:  21 acres or 7.58%  
Total Green Space: 79 acres acres or 28.52%    
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PARKSIDE AMENITIES:  Installation timing per Phase Plan. 
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SECTION 4. DESIGN GUIDELINES 

ARCHITECTURAL STANDARDS & DEVELOPMENT GUIDELINES  
SINGLE FAMILY HOMES & TOWNHOMES 

Community Design Scope for Pods  
2, 3, 5, 6, 8, 9, 10, 11, 12, 13, 14, 15 & 16 

ARTICLE I: PURPOSE 

These Design Guidelines (the "Guidelines") were developed by PARKSIDE AT LEBANON JV, LLC (hereinafter 
the “Declarant”) to protect and preserve property values in the Community by maintaining architectural 
and aesthetic harmony and compatibility among the Lots and the structures on the Lots in the Community. 
The Guidelines implement the design philosophy of PARKSIDE, which is to blend the homes and natural 
amenities with the homeowners' lifestyles into a harmonious and aesthetically pleasing community. The 
intent of the Guidelines is to provide parameters to the architects and builders in the planning, design, 
and construction of the homes and any ancillary improvements.  Parkside at Lebanon will have their own 
Design Guidelines; however, the ACC reserves the right to amend any or all provisions of the Guidelines 
at any time.  The City of Lebanon is including the most vital components of the Guidelines as part of the 
PUD regulations and approved PUD Concept Plan.  Where a standard is not expressly listed, either the 
Parkside at Lebanon Design Guidelines or the Official Lebanon Zoning Code in effect at the time of an 
application shall be the governing regulations.   

ARTICLE II: HOME DESIGN AND PLAN GUIDELINES 

It is the vision of the Developer to avoid the repetitive look of a suburban "tract development" housing 
community. Creativity, variety in home plans, styles and landscaping are encouraged. Each Lot has 
attributes that may be best utilized through customizing certain features of the home plan. 

When reviewing plans, the general effect on the Subdivision as a whole (external appearance) is the 
primary consideration. Factors that may be considered include, among other things, home size (measured 
as living floor space area); however, compliance with the home size requirements will not necessarily 
guarantee plan approval. Consideration will also be given to exterior form and detail, which may include, 
among other things, roof pitches, shingle textures, multiple roof surfaces, siding materials, textures and 
features such as key stones, soldier coursed brick and other ornamental brick treatments, door surrounds 
and special door treatments, columns, exterior lighting fixtures, dormers, special surface or curvilinear 
entrance walks, court yards, unique chimneys, shutters, unique windows, side entry garages, porticos, 
breezeways, gardens, retaining walls, sky lights, trellises and landscape stones. 

Modular (box) home plans of significant size will be considered; however, the plan reviewer(s) may require 
modifications in the exterior elevations of the home and the landscape plan for the Lot. Such modifications 
may include modifications in straight, flat sidewalls (such as bump outs, recesses or protrusions), 
rooflines, additional roof surfaces, dormers, variations in exterior building materials, and the addition of 
other ornamental features to the structure or landscape.  

ARCHITECTURAL STANDARDS 

For homes and appurtenant structures, the following standards have been developed and promulgated 
by the Developer and are applicable to all new construction.  
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GENERAL USES 

All construction and usages must comply with the local building codes, zoning regulations and laws of the 
governing bodies which have jurisdiction over such matters. Plan approval by the Design Review Board or 
the Developer does not assure approval by any governmental agencies and the Design Review Board or 
the Developer is not responsible for, nor will it participate in processing approvals with governmental 
agencies. Builders or Owners are responsible for obtaining or ensuring that their agent or contractor 
obtains all required permits before commencement of construction. Each Lot shall be used only for 
residential purposes. No building shall be erected, altered, placed or be permitted to remain on any Lot 
other than one detached single-family home on Pods 2, 3, 5, 8, 9, 10, 11, 12, 14, 15 & 16. Garage 
orientation/entry shall be as stated for the different Lot sizes or development sections unless otherwise 
approved by the Design Review Board or the Developer. 

GENERAL BUILDING STANDARDS 

1. Consistency of the scale used throughout the design of the residence and other improvements, 
and the proportion of each design element to the other design elements. 

2. Appropriate exterior colors. 
3. The main dwelling entrance should be located in a position of prominence that is reflected in the 

design of the façade. 
4. Consistency of detailing on all elevations should be maintained. 
5. Windows and doors should reflect restraint in the variety of types, styles, and sizes. 
6. Bay windows should be carried down to grade. 
7. Roof frames must be well organized and must demonstrate the same character on all sides of the 

residence. 
8. All exterior downpipes (except copper downpipes) should be painted to blend with the color of 

the exterior walls of the residence.  
9. All exterior utility service connections must be located in unobtrusive and inconspicuous locations 

and positioned away from view. All penetrations through exterior walls such as electrical 
equipment, conduit, drain lines, pipes and vents must be painted the same color as the walls.   

10. Gas, electrical meters and A/C units must be completely screened with landscape improvements 
to conceal equipment from view. 

11. All utility boxes in yards and near the street must be completely screened with appropriate 
landscape improvements. 

BUILDING MATERIALS 

All homes within PODS 2, 3, 8, 10, 12, 14, 15 & 16 shall require front elevations shall contain a minimum 
of 20% of masonry building materials (brick, stone, cultured stone, etc.) including the primary vertical 
planes on the front of the house.  Corner lots are required to meet this for both fronts facing the street. 
Side and rear building walls that are highly visible to the public right-of-way shall contain a minimum of 
2.33-foot-high potion of masonry building materials (brick, stone, cultured stone, etc.). The front entry 
door of all homes shall be stained or painted wood and/or stained or painted fiberglass. 

The use of faux stone, MDO Smooth Face Laminate trimmed with Primed Redwood, Shakes, Hardi-Plank 
or Cem-Plank Siding (masonry based product) and Architectural Composite Trim Materials (i.e. Fypon) or 
approved equals are permitted as alternate materials for architectural features such as Bay Windows (Box 
and Neo-Traditional), Detail Gable Projections, Window Gables, and select features where Brick/Masonry 
cannot be supported. 

Second Floor approved materials are the same as the first-floor wrap, with the additional permitted use 
on primary vertical planes the use of Redwood, Shakes, Hardi-Plank or Cem-Plank Siding (masonry based 
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product) or approved equals and premium vinyl siding when used and shall be “Dutch lap” and a minimum 
thickness of 0.44 mils. Installation shall be done in a manner that minimizes/eliminates seams to the 
extent practicable with wood or Azek corner and window trim. 

The Design Review Board or the Developer reserves the right to approve color schemes of all homes.  No 
florescent paints or florescent paint colors shall be allowed on any exterior surfaces. Front and side 
elevations and high visibility rear elevation treatments shall avoid large expanses of flat, vertical wall 
through the use of such elements as trim boards on window frames, arched elements, decorative panels, 
balconies, bay windows and/or projections.  

FOUNDATION 

Any concrete on the front or side elevation that is exposed more than one- and one-half foot shall be 
covered with the brick/stone or hardiplank utilized on the main structure and/or, when applicable, grade 
adjustments, retaining walls, and landscape may be utilized to achieve minimum foundation exposure. 

ROOF 

The main roof of the home shall be not less than 7-12 pitch. Turned gables (gables turned toward the 
street) shall be a minimum of 9-12 pitch. Any new roof work or repair work must match original shingle 
color and texture. All flashing, gutters, downspouts, etc. shall be compatible with the color scheme of the 
home, or as otherwise approved by the Design Review Board or the Developer. Dimensional Shingles are 
required on all roofs. All side and rear roof overhangs must be a minimum of six inches over the vertical 
walls. 

AWNINGS 

No metal or plastic awnings for windows, doors, decks or patios may be erected or used without prior 
approval. Canvas awnings may be used subject to prior approval of size, color, location and manner of 
installation for the particular Lot in question by the Design Review Board or the Developer. 

GARAGES 

Every residence shall have an enclosed garage for not less than two (2) vehicles. Any residence with a 
front facing garage must have additional detailing. Columns, posts and/or brackets must be used in 
combination with roof elements to further minimize the impact of the garage doors.  Garage doors are 
required for all garages, and the garage doors must be paneled and/or detailed to appropriate scale. All 
garage doors must have operating remote control door openers. Single bay garage doors preferred over 
double-width garage doors. Garage doors should be a minimum height of eight feet (8'0"). 

All interior garage walls and ceiling must be finished with drywall, bead board, or other acceptable 
material. All ducts, pipes and wiring in garages must be concealed from view. For side-entry garages, 
enhanced screening of the garage opening and the garage doors must be provided (to minimize the view 
of the garage opening and the garage doors from the street) by the use of landscape improvements, a 
wall, or a combination of these elements.  

1. Side, front, or rear entry capable of parking a minimum of 2 cars with a maximum of 4 cars. 
2. Single garage doors are recommended on all front facing garage entrances 
3. A third car single front entry garage is permitted with the front face of the third car entrance set 

back a minimum of 6’ from the front face of the existing 2 car garage. 
4. Side entrance is highly encouraged in PODS 2, 3, & 16. 
5. All garages in POD 9, 10, & 12 shall be rear loaded only. 
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PORCHES 

When architecturally appropriate, the use of porches, dormers, shutters be architecturally consistent with 
the style of the home. Porches and decks should blend with the style and material of the house. Decks or 
patios on the front or rear of home shall be attached to the home and shall be constructed with wood, 
Hardi-Plank or approved equals, or masonry products and shall be compatible with the home. All exposed 
wood shall be stained or painted. Porches, dormers, shutters can enhance the architectural interest and 
character of a home.  

NOTE – Enclosed sunrooms or other type structures are required to be constructed using the same stone 
or brick as used on the home. 

 Porches should have a minimum depth of 6 feet and should be fully useable. 
 Porches and decks shall have substantial, well-proportioned railing, flooring and support posts.   
 Porches with masonry steps and risers are preferred. 
 Porch and deck support columns constructed of masonry are to be a minimum of sixteen inches 

by sixteen inches (16" x 16"), and porch and deck support columns constructed of wood are to be 
eight inches by eight inches (8" x 8") with "base" and "cap" detailing. 

 Dormers do not have to be habitable, however they should have symmetrical gable, hip, shed or 
curved roof forms. The body of the dormer should be vertically proportioned, and the window 
within the dormer should be proportioned and balanced when compared to the windows in the 
floor below.       

DECKS                       
 Decks close to grade are to be appropriately screened with sufficient landscape improvements. 
 Wooden lattice installation underneath decks are discouraged; however, some lattice may be 

allowed as determined by the ACC on a case-by-case basis. 
 Wood decks are allowed but painted or stained with a solid stain is preferred. 
 Deck size and location with stairs to lower grade should be indicated. Wood posts more than 

twelve feet (12') must be a minimum of eight inches by eight inches (8" x 8"). 
 All deck posts, railings, and stair stringers are to be painted or stained to match the trim. 
 Decks, porches, and terraces raised above grade are required to incorporate vertical circulation 

through a series of treads and risers as needed per site conditions. 
 Deck details must include boxed-out columns with appropriate "cap" and "base" details as well as 

defined support elements including angle braces and arched fascias. The extension of such design 
details must be included in the design of stairs from the decks. Column details must include "cap" 
and "base" details under all stair stringers and intermediate landings. 

 Intermediate landings are highly encouraged to eliminate long runs of steps off decks and creating 
a "switchback" of stairs to compact the footprint of the stairs. 

 Masonry terraces shall be constructed of primarily exposed elements that match the house 
materials. Acceptable materials include brick, stucco, or stone veneer. 

 Vertical elements such as pilasters, balusters and balustrades, pickets, piers, and other similar 
elements must be a material appropriate to the architectural style of the house. Decorative 
wrought-iron railing or similar is highly encouraged. 

 Stairs attached to masonry terraces are an extension of these outdoor spaces and must have 
similar materials in their design and construction. Masonry (brick, stucco, stone) is to be the 
dominant material/cladding of steps (treads and risers). 

 Vertical supports for stair elements, including piers, columns, and other means of support are to 
be masonry. In some cases, metal stair systems may be used in conjunction with the appropriate 
metal railing detail. Circular stair systems may be used provided they are an integral part of the 
terrace design and are located in an inconspicuous location(s). 
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HVAC EQUIPMENT; UTILITY EQUIPMENT; SCREENING 

No air conditioning, heating equipment, or apparatus shall be installed in front of, or attached to any front 
wall or located where visible from a side street. Air conditioning and heat pump equipment shall not be 
located within fifteen (15) feet of the front face of the home. Equipment shall be screened with 
appropriate landscaping from view. Window mounted air conditioning units are prohibited. Additionally, 
air conditioning units, heating equipment, utility meters, electric utility transformer boxes, swimming pool 
equipment, permitted satellite dishes, and other similar equipment must be screened from view from 
streets and neighboring Lots. Plants used as screening should be maintained by the Owner so equipment, 
apparatus or the fixture being screened is accessible by service personnel and/or meter readers.  

ARTICLE III: SITE IMPROVEMENT STANDARDS  

STREET TREES 

On Pods 2, 3, 8, 10, 14, 15, & 16 the Builder shall provide as part of the landscape package street trees 
with a spacing of approximately 25 feet, two per lot, and four on corner lots. The street trees shall be 2” 
caliber and approved by the Design Review Board or the Developer. 

On Pods 5, 6, 9, 11, 12 & 13 the Builder shall provide as part of the landscape package street trees as 
follows one per lot, and two on corner lots. The street trees shall be 2” caliber and approved by the Design 
Review Board or the Developer. 

DRIVEWAYS/WALKWAYS 

The driveway location will vary from Lot to Lot, depending on the Lot size, shape, topography, vegetation, 
sight distances at the entry to the adjacent streets, and location of other houses and driveways in the 
vicinity of the Lot. In general, the driveway on a Lot should be separated from driveways on adjacent Lots 
by a distance equal to at least twenty feet (20'), or more specifically each driveway must be a minimum 
of five feet (5') from the property line. However, complying with this driveway sitting guideline may not 
be possible in all situations, particularly on cul-de-sac Lots, fan Lots, and flag Lots.  

1. All driveways must be at least 12’ wide. 
2. The maximum width of any driveway between the back of the curb and the front building set back 

line is 20’. Notwithstanding the foregoing, for homes with a front facing garage, the width of the 
driveway within 25’ of the garage entrance may be greater than 20’ unless screened with 
appropriate landscaping. 

3. In no case shall the width of the driveway exceed 30’ at any location. 
4. A flared entrance at the street is permitted with a maximum of 2’ per side. 
5. Parking is only permitted on the street and driveway surface; no vehicle shall park in any yard.  

DRAINAGE AND EROSION CONTROL 

Water runoff for each individual Lot must be handled by adequately sloping of all areas so that runoff can 
be directed to the natural drainage areas or storm drainage facilities.  Drainage swales must be sodded 
and/or surge stone utilized to mitigate erosion and wash-out areas.  Appropriate wall may be required 
based on City review to achieve proper drainage. 

DOWNSPOUTS   

Sump lines, foundation drains and roof drains shall be connected to the appropriate discharge line.  In 
general, piping of downspouts must terminate a minimum of five feet (5') from side property lines and 
ten (10') from rear property lines.  At termination point, pop-up drains are required unless consents 
otherwise. The drainpipe must discharge onto sod, other approved landscape material, or surge stone.  
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RETAINING WALLS 

Mass grading and the building of retaining wall(s) to force a design may be restricted.  All retaining walls 
shall be at least two (2) feet from the Lot’s boundary lines.  Acceptable retaining wall materials are brick, 
natural stone, stucco, or decorative modular block. Wall design must meet the following criteria: 

Stone, Brick Veneer, and Stucco  
 Brick material must be compatible with architecture of the house. 
 Wall must have a minimum 2" cap. 
 Wall must incorporate design features 20' – 40' O.C. (maximum 40'). 
 Safety rails must be black aluminum or wrought iron. 

Decorative Modular Block 
 Only approved on a site-by-site basis. 
 Not allowed when visible from any common area. 
 Allowed only in rear yard. 
 All exposed surfaces must have an architectural finish. 
 Block color to be custom color compatible with house. 
 Standard gray-colored block will not be allowed. 
 Solid caps required with no open cells. 
 Walls are required to contain proper corner block to end wall with appropriately cut caps. 
 Safety rails must be black aluminum or wrought iron. 
 Walls exceeding 6' in height or which are visible from a street, creeks, or neighboring Lots shall 

have additional detailing and/or landscaping to screen or 'soften' the retaining wall from view. 

SECONDARY/AUXILIARY STRUCTURES 

Free-standing secondary structures that complement the primary residence such as a pool house, cabana, 
greenhouse, potting shed, etc. are required to conform in style, detail, materials, and methods of 
construction with the primary residence and must be approved by the City, Design Review Board, or the 
Developer prior to construction and/or installation. 

POOLS, THERAPY POOLS, AND SPAS 

Pool houses and other outdoor living space structures including, but not limited to, built-in grills and fire 
pits are permitted but shall be constructed in a size, color and type compatible with the original design of 
the home. Compatibility shall be at the discretion of the Design Review Board or the Developer. In no case 
shall any of these structures be used for the storage of any items other than those items that would 
typically be stored in such structure if such structure was being used for its original designed purpose.  

The size, shape and setting of pools (including standard swimming pools, therapy pools and spas/hot tubs) 
must be compatible with the surrounding environment. Pools and pool decking shall be no closer than 10' 
off all property lines.  

In locating swimming pools, therapy pools and spas/hot tubs, the following shall be considered: (a) 
indoor/outdoor relationship; (b) setbacks imposed on the particular Lot; (c) views both to and from the 
pool area; (d) terrain (grading and excavation); and (e) fencing and privacy screening.  

Pool equipment enclosures must be architecturally consistent and harmonious with the residence and 
other structures on the Lot in terms of their placement, mass, and detail. Pools, decks and related pool 
equipment enclosures must be screened or treated so as to avoid distracting noise and views.  

Pool equipment may not be located within 20' of any side property line. Pool equipment must be shielded 
with landscape or approved screening materials consistent with the house materials. All screening walls 
require landscaping. Above ground pools are prohibited. 
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EXTERIOR LIGHTING 

Any outdoor light used for the illumination of parking, loading or recreational areas, or for any other 
private or public purpose, shall meet the following: (a) Exterior lighting shall be designed so that light is 
directed downward; (b) Exterior lighting shall be fully shielded or arranged in a manner so that 
concentrated rays of light will not shine directly onto other properties; (c) The direct or reflected light 
from any light source shall not create a traffic hazard. Floodlights should be shielded as much as possible.  
They must be attached to the soffit at the eaves line and will only be permitted on the rear of the home 
and to a limited extent on the sides if behind the front corner of the house. 

PLAY EQUIPMENT 

Unless elements of a planned park or playground within the community, swing sets and similar outdoor 
play structures, equipment, and sports equipment must be located in the rear yard within the designated 
areas where they will have a minimum impact on adjacent Lots and where they will be screened from 
general public view. All structures require landscape screening. Swing sets are to be constructed of wood 
with solid color awnings (navy blue, hunter green, or brown). 

Basketball hoops must have a clear backboard and black pole (no netting is permitted) and must include 
landscape screening. House or roof-mounted basketball goals are not permitted. All trampoline, 
basketball goals, and swing set locations must be approved by the Design Review Board or the Developer 
prior to installation. 

FENCES 

Fences should be constructed of 4’ wrought iron or aluminum pickets and key Lots are subject to a 
minimum of 2' square columns at strategic corners.  Maximum column height should not exceed six feet 
(6'0") from the bottom of column to the top.  Barbed wire, wood, chain link, or welded wire fencing will 
not be permitted. 

Once an approved fence has been erected adjacent to a side Lot boundary line which is a common 
boundary line with another Lot, that approved fence or wall design and material(s) will be the only 
approved fence or wall design and material(s) that may be erected in the vicinity of that common Lot line.  
Two rows of fencing on adjacent property lines is not permitted.  Were appropriate fences must abut 
property lines and adjacent property owners will be allowed to tie into neighboring fencing.  Discreet wire 
mesh may be installed, with Design Review Board or the Developer approval on fencing up to 4’. 

No privacy fence, wall, densely planted hedges, or rows of similar landscape barriers may be erected, in 
the front of the house without approval from the Design Review Board or the Developer.  No fence may 
be erected, placed or maintained on a Lot in a location that will substantially obstruct views of creeks from 
common areas or from any other lots in the community. Fences may not exceed 6’ in height.  Alternative 
privacy fencing and design may be permitted on denser Lots subject to City, Design Review Board or 
Developer review and approval. 

Free-standing privacy walls which are a maximum of 6’ in height and comprised of either brick or stone 
on both sides are generally allowed. Intermediate piers that are a minimum of 2’ square and maximum of 
7’ tall, are required as determined by the Design Review Board or the Developer.   

REMODELING AND ADDITIONS 

An Owner desiring to remodel or construct additions to existing improvements is required to follow the 
Guidelines to the same extent as if such remodeling or additions were new construction. All criteria 
governing site location, grading, excavating structures, landscape and aesthetics applies to remodeling 
and additions to the same extent as to new construction.  



PLANNING COMMISSION  
STAFF REPORT  

November 16, 2021 

CERTIFICATE OF APPROPRIATENESS 

452 E. Main Street 
House Alteration  
 
PROPERTY OWNER                        CURRENT ZONING 

Carl Reed                                         Central Business District (CBD) 

R E Q U E S T E D  A C T I O N  
Certificate of Appropriateness - COA (§1132.08) for a proposed remodel located within the Architectural 
Review Overlay District. The applicant has applied for a Certificate of Appropriateness (COA) to update 
the current wood siding with vinyl siding at 452 E. Main Street.  The applicant is also proposing to add new 
windows, doors, and replace the shingle roof on the house. The property is located within the Architecture 
Review Overly (ARO) District and requires the review and approval of Planning Commission.  

B A C K G R O U N D  
The property is located at a strategic corner of Mound Street and E. Main Street. This corner is the 
unofficial gateway to the historic area of the City from the east.  This property has slowly declined over 
the years, and there are active property maintenance violations. The house recently changed hands and 
the new owners wish to complete much needed updates to the house. There is an approved eviction 
notice for the current occupants and the owners want to begin improvements as soon as the home is 
vacated. 
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R E V I E W  P R O C E S S  
The plan is reviewed under Certificate of Appropriateness Section 1132.08 – Major Modifications. To 
approve a Certificate of Appropriateness for a major modification, the Community Development 
Department shall first make a determination if the structure or site is significant pursuant to subsection 
(a) and then make a decision based on the appropriate approval criteria in subsections (b) and (c). The 
building is not on the historic register.  

The structure or site is not determined to be classified as significant as it is not on the historic register, the 
Planning Commission shall review the proposed modification under the Certificate of Appropriateness 
criteria to determine whether the project is compatible with other significant and/or contributing 
properties in the district in terms of land use, proportion, configuration, building materials, and the 
location of the alterations. 

The East End Historic District as a whole refers to the “relatively unaltered concentration of the homes of 
Lebanon’s middle class, who were primarily engaged in local business enterprises and helped make the 
City a prosperous, self-sufficient community in the nineteenth and early twentieth centuries. The 
sustained desirability of this area as a neighborhood in which to live is represented by the collection of 
architectural styles dispersed throughout the district.”  

This property is located in near the border of the district where there is a mix of wood, aluminum, and 
vinyl façades.  This is one of the last houses on the north side E. Main within the ARO District.  Traveling 
east there is a quick transition from residential to commercial retail.   

S U R R O U N D I N G  P R O P E R T I E S  –  A l u m i n u m  &  V i n y l  
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P R O J E C T  D E S C R I P T I O N   
The house already has a mix of façade materials along with structural damage to the roof.  The proposed 
exterior modifications will include the addition of vinyl siding the front and east side of the building and 
replacement of the aluminum siding on the east façade with vinyl.  The vinyl siding will be Storm Gray 
with the trim Linen White.  Overall, the changes provide a required update while remaining consistent 
with the current look of the building.  The window surround will be painted Linen White to add contrast, 
as represented in the picture on the left below. The proposed modification are similar to the recently 
updated vinyl sided house in the picture on the right, located just down E. Main towards Downtown. 

A R C H I T E C T U R A L  D E S I G N  G U I D E L I N E S   

Architectural Character – The proposed alterations are compatible with the established architectural 
character of the existing house and surrounding area.  The modifications will be designed to match the 
architecture of the house.   

Roof – The existing damaged roof will be removed as well as the 5 metal box vents.  The roof will be 
replaced with ice and water shield on eaves, drip edge/gutter apron 220 LF, reflash of the small chimney, 
and 30-year CertainTeed dimensional shingles. 

H I S T O R I C  P R E S E R V A T I O N  S T A N D A R D S  ( L C O  § 1 1 4 0 )  
The proposed exterior modifications are subject to Planning Commission approval pursuant to Ch. 
1136.03 (B) of the Lebanon Zoning Code.  Per Ch. 1140.09 A, the following regulations apply to the 
alterations: 

General Guidelines:   All new site improvements, modifications, and new construction should be 
compatible with the character of the existing property and adjacent sites with the purpose of contributing 
to the continuity of character in the review district. 

Painting:  Per Ch. 1140.08 K., it is not necessary to paint the building in its original colors. However, an 
applicant is encouraged to paint buildings in historically accurate colors. With the selection of colors, the 
following guidelines shall apply: 

1. The colors applied to any building should be selected from colors available at the time the 
building was built and considered appropriate for the original style and design; and  

2. The colors should be applied to enhance the design of the structure and in a manner 
originally intended. 

The proposed color scheme for the exterior painting of the building includes Storm Grey for the building 
base color and Linen White for accent. The proposed exterior paint colors are consistent with the Historic 
Preservation Standards and appropriate with similar colors available when the building was constructed.  
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The proposed modifications will improve the appearance of the building while enhancing the quality and 
character of the East End District.  Approval of the proposed renovations as a major modification is at the 
discretion of the Planning Commission.   

Historic Preservation Standards (LCO §1140):  The proposed major modifications are consistent with the 
Historic Preservation Standards (Section 1140) and deemed appropriate based on the following findings:  

1. A portion of the house is already clad in aluminum siding. 

2. The proposed modifications are in scale within the site. 

C E R T I F I C A T E  O F  A P P R O P R I A T E N E S S  C R I T E R I A  
i. That the proposed project is compatible with other significant and/or contributing properties 

in the ARO District in terms of form, proportion, mass, texture, configuration, building materials, 
color, the location of the building on the lot, and the land use. 
The structural changes are compatible in scale and should cause minimal impact to the 
surrounding properties.   

 
ii. That the proposed work does not increase the incompatibility of an existing structure. 

The proposed work adds consistency to a deteriorated building with mixed façade materials.  

R E C O M M E N D A T I O N  
The proposed exterior modifications are complementary to the building design. The proposed 
modifications provide a consistent architectural treatment along all façades. The proposed renovations 
will enhance the appearance of the building.   

Therefore, staff recommends the Certificate of Appropriateness to add vinyl siding, new windows, doors, 
and shingle roof on the house at 452 W. Main Street be approved, subject to the following conditions: 

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

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

 

  Approved    Denied  

Date of Action:                   

Conditions, if any: 

 







PLANNING COMMISSION  
STAFF REPORT  
 
November 16, 2021 

Major Site Plan 
Big Mikes Gas Station & Drive-thru 
W. Main St. – Parcel 1212485001  
OWNER 
Schueler Group 
Applicant:  Mark Sullivan 
Project Manager 
Schueler Group 
Bunnell Hill Construction 

CURRENT ZONING/USE 
GC, General Commercial - Vacant Lot 

R E Q U E S T E D  A C T I O N  
The applicant requests a Planning Commission review for a Fuel Services and Drive-Through Facility with 
alternative Fuel Service use-specific standards and parking standards. 

B A C K G R O U N D  
The applicant has submitted an application for major site plan review in accordance with Ch. 1132.06 of 
the Zoning Code to construct Fuel Services and Drive-Through Facility on a vacant property located on W. 
Main Street and Neil Armstrong Way. The site encompasses 1.72 acres out of 9.9387 total acres for the 
site.  There will be a vacant lot to the west and north of the proposed property owned by the same 
ownership group. North of the property is multi-family residential. To the east across Neil Armstrong Way 
is Newman Gasket. 
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S T A F F  A N A L Y S I S   
The site is zoned General Commercial (GC) and has frontage along W. Main Street. Fuel Services and Drive-
Through Facility are permitted in the GC zone with use-specific standards in Table 1133-4.  The proposed 
layout does meet most of the general zoning standards except for the rear setback which would need to 
be increased from 35’ to 50’.  

S I T E  P L A N  

Zoning Standard Proposed 
Front Yard Setbacks 50’  60’ 
Side Yard Setback 25’one - 50’ total 85’  
Rear Yard Setback 50’ 35’ 

Maximum Building Height 45’ 19’ 
Maximum Building Coverage 50%  16%  (4,949 + 4,885 SF canopy = 9,834 SF) 

Maximum Imperious  80% 65.5%  
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Access Management – The proposed site will have a full access point from Neil Armstrong Way (SR 123) 
and another from W. Main Street. The access point on Neil Armstrong Way is currently being reviewed by 
the City Engineering Division and ODOT as the proposed entrance is closer to the intersection than the 
existing curb cut established by ODOT during the construction of the roadway. The access leads to drive 
aisles to access the drive-thru on the west side of the building and around the sides to gain access to the 
front.  This entrance will also need to serve as the primary access point from Neil Armstrong Way for the 
remaining portion of the property and the current design doesn’t appear to take the remainder into 
account. 
Building Location - The site plan shows the proposed fuel pumps located along the W. Main Street 
frontage with the primary structure located in the rear. This proposed layout does not meet the following 
standards and the applicant is requesting an alternative layout to this use-specific standard. This is a newer 
amendment to the zoning code but is consistent with other provisions in the code where accessory 
structures are not permitted in the front yard.   

Section 1133.13: Use Specific Regulations B.2: Fuel Services - In addition to the applicable provisions of 
this chapter, fuel services shall comply with the following: 

b. Fuel pumps and related driveways and paved areas shall be erected in the side or rear yard not less 
than 30 feet from an existing or proposed street right of way. 

Drive-through Facility - The development also contains a drive-thru as part of the main structure.  Drive-
thru facilities have the following use-specific standards which apply to this development scenario: 

a.  A drive-through facility shall be designed and located to minimize visual, traffic, and noise impacts 
on neighboring development. In addition to the applicable provisions of this chapter, any and all 
drive-through facilities shall comply with the following: 

iii.  The drive-through facility shall be oriented to face an alley, driveway, or interior parking area, 
and not a street. See Figure 1. 

vi.  The architectural design of drive-through facilities shall comply with Ch.1136 and 1140 as 
required. 

b.  In addition to the applicable provisions of this chapter, the following regulations shall 
apply to any and all drive-through facilities adjacent to a residential use or district: 

i. Audible communication devices shall be a minimum of 100 feet from an adjacent 
residential use or district and/or a suitable acoustical barrier erected. 

ii. Drive-through shall be located on the site to maximize the distance from residential 
uses or districts. 

iii. Drive lanes designated for drive-through facilities shall not be located immediately 
adjacent to residential development. 

iv. Drive-through facilities may only be operated between the hours of 7:00 a.m. and 
9:00 p.m. 

1137.06 Location and Access for Parking and Loading Areas – The applicant is also requesting a 
modification to aspects of the off-street parking.  Specifically, the provision dealing with the location of 
the off-street parking.  All of the parking for the site is located in the front of the building. Also, there is 
no landscaping area in front of the building as required.  All off-street parking and loading areas shall meet 
the following provisions unless otherwise provided for in other sections of this Ordinance. 

 E.2:  Parking lots shall be located, to the maximum extent feasible, to the rear and side of buildings 
in nonresidential districts. No more than 25% of the total off-street parking may be permitted 
in front of the building. 
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G:   Parking areas shall be set back from the edge of buildings a minimum of four feet to provide 
for sidewalk and landscape treatments in front of the building. 

Off-street Parking – Fuel Service facilities are required to provide two spaces per 1,000 SF of floor area 
plus one space per fuel pump.  The building is 4,949 SF which requires 10 spaces and there are 8 pumps 
for a total of 18 required spaces.  There are 17 spaces provided near the building and in front of the fuel 
pumps for additional parking. The Community Development Department may permit a reduction of the 
required number of spaces upon compliance with all other sections of this chapter. Off-street parking and 
loading may be permitted in the front (25% of total), side, or rear yards of permitted nonresidential uses, 
provided that off-street parking facilities shall be set back a minimum of ten feet from all lot lines. All 
parking as proposed is a minimum of ten feet from all property lines. 

L A N D S C A P E  P L A N  

Tree Requirements - Street trees shall be required along any public street within the city. Required street 
trees can count toward the ten required canopy trees for the site.  The plan depicts a mix of ornamental 
and shade six shade trees to fulfill the tree requirement along W. Main Street and most of Neil Armstrong 
Way.  Three trees will need to be added north up Neil Armstrong Way along the driveway entrance to 
meet the requirement as well as additional trees around the perimeter as marked below in orange. 
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Landscaping Building Requirements: Overall Site Landscaping Requirements require that shrubs shall be 
placed around the building perimeter of the building, with emphasis on building foundations visible from 
the public right-of-way. The sides of the building have sufficient landscaping. However, the front of the 
building does not meet the standards.  Parking areas shall be set back from the edge of buildings a 
minimum of four feet to provide for sidewalk and landscape treatments in front of the building. 

Buffer Requirements:  In the short term, the 
remainder of the property to the north is to 
remain vacant and a row of evergreen trees are 
proposed to block the view of the facility from the 
multi-family residential. The door of the drive-thru 
units will be visible from the multi-family until 
plantings grow. The evergreens should be 
staggered, and two additional trees added.   

Outside of the items addressed above, the 
landscaping meets the general requirements and 
would provide a suitable design treatment for the 
facility and the street intersection.   

Ground Signs: The ground sign must comply with 
the applicable location, size, and height 
requirements per Ch. 1139.08 (A) and should be 
worked into the landscape plan.  Landscaping or 
two additional trees are required around any 
ground-mounted sign. A sign permit is required 
and subject to administrative review, independent 
of site plan approval. 

Bike Trail: The plan depicts a proposed trail 
extension of the Neil Armstrong Way path along 
W. Main Street in front of the development.  This 
will be a nice extension that will lead into planned 
western routes. The proposed bike trail shows 
conflicts with guy wires and anchors from a pole 
along W. Main St.   This is a Duke Energy utility 
pole, and the development will need to 
coordinate the work with Duke Energy and the 
telecommunication companies attached to the 
Duke utility pole. 

Drainage - The applicant is proposing to locate 
the detention facility on the western side of the 
property.   The City Engineering Division and the 
WCSWCD are currently reviewing the SWPP and 
stormwater management for compliance with all 
regulations.  
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Photometric/ Lighting Plan - Outdoor lighting will need to comply with the requirements of Ch. 1135.12.  
Lighting shall not exceed 20’ and site lighting, including building and canopy fixtures, shall be fitted with 
house-side shields. All outdoor lighting shall be designed and located so that the maximum illumination 
measured in foot-candles at a property line does not exceed the standards in Table 1135-1. 

A R C H I T E C T U R A L  D E S I G N  G U I D E L I N E S  
The applicant is proposing a design for the main body of the building that meets the architectural 
guidelines. However, the drive-thru section of the structure does not meet the material standard for stone 
or brick façade. A portion of the drive-thru on the front and side will need to be stone or brick as required. 

Architectural Character – The building frontage along W. Main Street and Neil Armstrong Way has a base 
and body combination with brick as the main body of the building and a stone veneer base.  Windows are 
provided on the building to break up the front façade.  

Building Size, Height, and Scale – The principal building is 19’ tall and is within the allowable height. The 
roof for the buildings will be flat with a half circle entrance and peaked roof drive-thru. The parapet roof 
shall be extended along the north elevation to maintain a consistent roofline. 

A R C H I T E C T U R A L  P L A N S  
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C R I T E R I A  F O R  M A J O R  S I T E  P L A N  
As required under Ch. 1132.06 (I.), the recommendations and decisions regarding a major site plan shall 
be based on consideration of the following criteria: 

1. That the proposed development is consistent with all the requirements of this ordinance;  
Finding:  The proposed development does not comply with several development standards of 
the Zoning Code.   

2. That the proposed development is in compliance with the applicable zoning district and overlay 
districts;  
Finding:  The subject property is located within the General Commercial zone where Fuel Service 
and Drive-Thru Facilities are permitted.  However, the proposed development does not comply 
with the use-specific standards.  

3. That the proposed development meets all the requirements or conditions of any applicable 
development approvals (e.g., PUD or minor administrative modification); 
Finding:  N/A  

4. Whether the proposed improvements preserve the character and nature of the surrounding area, 
including the natural characteristics of the area; 
Finding:  The development is generally consistent with the development pattern in this area.  

5. Whether the proposed improvements are not constructed of unsightly, improper, or unsuitable 
materials; 
Finding:  The building façade generally complies with the architectural design guidelines. 
However, minor adjustments to the main building parapet roof and drive-thru are requested in 
the staff report.  Also, staff has requested elevation for the fuel canopy, ground-mounted sign, 
and dumpster enclosure. The landscaping around the property and will help soften the 
development and provide a nice treatment to the intersection.   

6. Whether the proposed site and improvements shall have an appearance that will not have an 
adverse effect upon adjacent residential properties; and 
Finding:  The development as submitted may impact the adjacent residential properties to the 
north.  There will be separation from the existing multi-family with the remaining portion of the 
existing property and screening of evergreen trees.  

7. Whether the proposed improvements are compatible and in harmony with the existing 
structures in the surrounding area. 
Finding:  The proposed improvements appear compatible with similar uses in the surrounding 
area. 
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R E C O M M E N D A T I O N  
The Site Plan as proposed does not meet several zoning standards and criteria. Should Planning 
Commission decide to approve the Site Plan, staff recommends the following conditions as part of any 
approval process for the Site Plan and Alternative Plans for the new Big Mikes Fuel Service and Drive-Thru:  

1. All corrections to the plans as required by City staff, including, but not limited to, the canopy 
and dumpster enclosure elevation, revised building elevations per comments, and landscaping 
plan shall be submitted prior to zoning approval.   

2. A subdivision final plat shall be submitted and approved by the Lebanon City Council prior to 
zoning approval and permit issuance. 

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

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. 
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