
 
Planning Commission Agenda 

June 15, 2021 – 6:00 p.m. 
233 South Main Street, Monroe, Ohio 

 
Call to Order 
 
Roll Call 
 
Approval of the Minutes – May 18, 2021 
 
Old Business 
 

Case No. 2021-1-1.  Consideration of Site Plan Application for Thornton’s. Tabled 4/20/21 
 
New Business 
 
 Case No. 2021-6-10.  Consideration of a Site Plan Application for Century Mold.  
 
Administrative Report 
 
 Housing concept for Shops of Monroe Crossings. 
  
 Housing concept for Simon Property Group property. 
 
Adjournment 
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City of Monroe Planning Commission Minutes 
May 18, 2021 – 6:00 pm 

233 South Main Street, Monroe, Ohio 
 
 
Call to Order 
 
Mr. Kirkpatrick called the meeting to order at 6:01 pm. 
 
Roll Call 
 
Members present: David Kirkpatrick, Benjamin Wagner, Lindsey Pyron, and Robert Routson 
 
Staff members present:   Kevin Chesar, Director of Development; Kameryn Jones, Planner; Alaina 
Hagenseker, Planning & Zoning Specialist; and William Brock, City Manager/ City Engineer. 
 
Approval of the Minutes 
 
Mr. Kirkpatrick moved to approve the minutes from the April 20, 2021 meeting; seconded by Mr. 
Routson. Voice vote. Motion carried.  
 
 
Business 

Case No. 2021-54-1— Consideration of a zoning map amendment regarding property at 860 Holman 
Avenue to be rezoned from A-1 Large Scale Agricultural to L-1 Light Industrial  

Mr. Kirkpatrick opened the public meeting. 

Having been sworn, Mr. Chesar stated that the property owner of 860 Holman Avenue, requested a 
zoning map amendment from A-1 Large Scale Agricultural to L-1 Light Industrial. The current 
Comprehensive Plan, adopted in 2010, designates this property as Agriculture in the Future Land Use 
Map. However, staff would consider the timing of the Comprehensive Plan update, which is currently in 
process and nearing completion and is anticipated to be adopted by the end of summer. That draft plan, 
while not adopted, has designated this area for light industrial in its Future Land Use Map which is based 
on the surrounding industrial land uses north in Middletown as well as along Holman Avenue.  

Mr. Dunn, present on behalf of the property owner indicated he was in favor of the request.  

Having been sworn, Mr. Gaston of 568 Todhunter Road, questioned the need for more industrial along a 
residential area. 

Mr. Chesar noted that utility providers are allowed in all zoning districts. 

Mr. Kirkpatrick moved to close the public hearing; seconded by Mr. Pyron. Voice Vote. Motion Carried. 
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Mr. Wagner moved to approve a recommendation to City Council to approve the rezoning of 860 
Holman Avenue from A-1 Large Scale Agricultural to L-1 Light Industrial; seconded by Mr. Routson. Voice 
Vote. Motion carried. 

Mr. Kirkpatrick opened the public meeting.  

 
Case No. 2021-5-5— Consideration of a conditional use permit for Texas Gas Transmission LLC 
regarding a proposed natural gas metering facility locating at Mason Road and Butler-Warren Road 
 
Having been sworn, Ms. Jones stated that Texas Gas Transmission LLC submitted a site plan application 
for a natural gas utility development at the corner of Mason Road and Butler Warren Road. The 
proposed development will locate on the same property as the Duke Energy Mason Station submittal, 
owned by Duke Energy. The proposed development will include a 5,312 square foot utility building 
housing metering and regulation equipment to serve local gas service. The applicant intends on 
demolishing the majority of current pipeline structures/building closer to Mason Road and relocating 
the utilities further south adjacent to/in coordination with the proposed Duke Energy substation.  The 
current zoning is C-2 General Commercial and with a small portion of L-1 Light Industrial. The applicant 
anticipates an August start date and an October completion date. 

Ms. Jones pointed out the requests contain a barbed wire fence; however, barbed wire is prohibited in 
commercial zoning districts as well as the use of slats. There is also no proposed parking for this site, but 
the applicant advised there is no need for parking at the facility as it is an unmanned facility with very 
minimal traffic or employee presence at the site. The applicant has stated it is not open to the public 
and will have occasional visits by company technicians. Gravel is prohibited as a surface material for 
vehicular use areas. The applicant has proposed the use of gravel within the fenced in area of their 
facility to access below ground piping for assessment, which requires excavation of piping on a periodic 
basis. No internal sidewalks connecting the public to the building are proposed as required. The access 
drive proposed from Mason Road to serve the site would be required one canopy tree every 50 linear 
feet and three bushes (36” minimum installation height) ever 15 linear feet.  No canopy trees or shrubs 
along the access drive have been proposed. The shrubs proposed on the outside of the fence along the 
west and north side of the site must be 36 inches at installation. 

It appears the base-body-cap design requirement is met on the building, but the percentages are not 
labeled on the elevation drawings. It will need to be labeled. Building facades visible from a public right-
of-way must incorporate a minimum 25% window area. This requirement does not appear to be met on 
the north side, with approximately 21% window area, of the south side, with no windows proposed. Of 
the required window area, only 20% may be opaque or spandrel glass. The applicant is proposing 
entirely spandrel glass windows, which they have stated is for security purposes to protect the 
equipment inside. Building facades visible from a public street 60 feet wide or greater must incorporate 
wall offsets at least 2 feet deep and 20 feet wide. Material changes of the same dimension may also be 
utilized. The elevations submitted do not appear to show the required offset requirement. The access 
drive extending from Mason Road at the north down to the Texas Gas site has no lighting (0.0 
footcandles). The required minimum for access drives is 0.3 footcandles. The applicant has stated the 
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access drive will be gated to limit entry to authorized personnel only. The site would be required a 
minimum of 0.2 footcandles, the minimum required for infrequent use building/development entrances, 
at the access of Mason Road. It appears to be underlit at that entrance area. 

Ms. Jones advised the Fire Department reserves the right to comment during plans review. The Police 
Department had no comment, and Public Works and Engineering were still under review.  

In closing, Ms. Jones presented the following consideration for the Conditional Use: 

(1) The conditional use is consistent with the spirit, purpose, and intent of the comprehensive plan, will 
not substantially or permanently injure the appropriate use of neighboring property and will serve the 
public convenience and welfare. The Comprehensive Plan does discuss the need for the expansion of the 
City’s infrastructure to be managed to meet current needs and future growth.  Efficient and effective 
utility/power capacity is critical to the infrastructure of any community to serve the public welfare.   

(2) The proposed use will be harmonious with the existing or intended character of the general vicinity, 
and that such use will not change the essential character of the same area. The applicant has stated 
their proposed site has been developed with the City of Monroe building and zoning requirements for 
this commercial zoning district. The applicant has stated the proposed fence line, landscaping, and 
building façade meet the intent of code requirements with a few exceptions for safety reasons as an 
essential public utility. 

(3) The proposed conditional use is to be in a district wherein such use may be permitted, subject to the 
requirements of this chapter. The proposed use, classified as a public utility, is conditionally permitted in 
the C-2 General Commercial zoning district. 

(4) The use complies with all use-specific provisions established in Section 1204.04 Use-Specific 
Standards. There are no use-specific standards associated with the Public Utilities use category. 

(5) The proposed use shall be adequately served by essential public facilities and services such as, but 
not limited to, roads, public safety forces, storm water facilities, water, sanitary sewer, refuse, and 
schools or that the persons or agencies responsible for the establishment of the proposed use shall be 
able to provide adequately any such services. The proposed use will be adequately served by essential 
public facilities. The applicant has stated this project will expand the existing energy infrastructure to 
meet the city’s future growth and land use requirements. 

(6) In the interest of public safety, as a matter of policy, all points of ingress/egress shall be located as 
far as possible from the intersection of two or more streets. The proposed site will utilize an existing 
access point from Mason Road. 

(7) The proposed use will comply with all applicable development standards, except as specifically 
altered by the Planning Commission in the approved conditional use. As mentioned in the Site Plan staff 
comments, Ms. Jones advised there are several items to be addressed regarding the proposed site to 
comply with all regulations and standards of the code, including some requested exemptions. 



4 
 

(8) The use will not be hazardous to or have a negative impact on existing or future surrounding uses. 
Based on the location adjacent to the Interstate and a history of utility supply in the area, it does not 
appear that a negative impact will occur. 

(9) The proposed use will not be detrimental to the economic welfare of the community. Based on the 
applicant’s attempts to screen the structures with various C-2 architectural requirements and when 
considering the location adjacent to the Interstate and a history of utility supply in the area, it does not 
appear that a detrimental impact will occur. 

(10) The proposed use will not involve uses, activities, processes, materials, equipment, and conditions 
of operations, including, but not limited to, hours of operation, that will be detrimental to any persons, 
property, or the general welfare by reason of excessive production of traffic, noise, smoke, fumes, glare, 
odor, or other characteristic not comparable to the uses permitted in the base zoning district. The 
applicant has stated in their application that the proposed use will produce very little traffic outside the 
occasional maintenance visit by a technician, which could be considered significantly less than the retail 
traffic to the north and the industrial uses to the east. Understanding the nature of this particular use, 
there may be consideration for any odor or noise because of its operations. 

(11) The proposed use will not be detrimental to property values in the immediate vicinity. Based on the 
applicant’s attempts to screen the structures with various C-2 architectural requirements and when 
considering the location adjacent to the Interstate and a history of utility supply in the area, it is 
unknown if a detrimental impact will occur, but the architectural screening attempts are an effort 
coordinate with any future commercial development. 

(12) The proposed use will not impede the normal and orderly development and improvement of the 
surrounding property for uses permitted in the district. The proposed use will not impede development 
of surrounding properties. 

Staff recommends Planning Commission approve the application with the following modifications. 
Discussion and decision with Planning Commission regarding the proposed use of gravel within the site. 
Discussion and decision with Planning Commission regarding the proposed use of barbed wire 
surrounding the site. Discussion and decision with Planning Commission regarding the internal sidewalk 
requirement waiver request. The applicant will revise plans to remove slats from the chain link fence.  A 
waiver of the parking plan be approved as requested. The applicant will revise the photometric plan to 
meet the minimum lighting required at the Mason Road entrance area. The applicant will revise the 
architectural elevations to address staff comments regarding building offset requirements and minimum 
window requirements. Discussion and decision with Planning Commission regarding the use of spandrel 
glass beyond the 20% maximum permitted. The applicant will revise the landscape plan to address the 
access drive landscaping requirements. The applicant understands that should the eastern facing service 
door be visible from Butler-Warren Road, more screening measures (via landscaping and/or fencing) 
may be required as part of the required Zoning Compliance Inspection.  As a reminder, minimum size 
and species requirements related to landscaping must be met. As a reminder, if ground mounted or 
rooftop equipment becomes necessary in the future, screening will be required. The photometric plan 
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will be revised to address staff comments regarding lighting at the access point on Mason Road. All 
other Staff comments to be met and any future Engineering review requirements. A GIS compatible file 
of finalized plans be submitted. 

Mr. Pyron questioned the landscape plan and how it will look with the Duke facility next to it. Ms. Jones 
stated that the Duke facility is proposing more decorative landscape and fencing.  

Mr. Kirkpatrick stated that he did not like the slats and barbed wire. 

Mr. Wagner asked how far back the fence will be from the building itself. Ms. Jones replied that the 
fence was for security purposes and his concern with the fencing to be adequate for the type of 
buildings we have for Monroe.  

Mr. Chesar stated that the Planning Commission can speak to the applicant about any changes that 
needed to be made. 

Having been sworn, Mr. Shaheed stated the canopy trees might get into the pipe system and could 
obstruct the lines and cause damage. The windows that are being placed are facing the public road and 
the access road is considered a private drive. 

Mr. Kirkpatrick asked what the bump-out will be and Mr. Shaheed stated that the windows will be only 
on one side of the structure. 

Mr. Pyron said he would like an idea of something different if canopy trees and barbed wire cannot be 
placed so it does not look like a small jail. Mr. Shaheed stated that some of those will be for the safety of 
the location.  

Having been sworn in, Mr. Duford explained that a vinyl fence is not out of the question, but Duke only 
stated a chain link fence. Ms. Jones clarified that Duke is proposing a decorative aluminum fence along 
the Butler Warren side, and some chain link fencing for security along the sides and rear. 

Mr. Pyron asked about the gravel situation. Mr. Shaheed replied there will not be a lot of gravel dust 
and it will be easier to maintain and access the below ground piping.  

Mr. Kirkpatrick asked about instrumentation to detect cracks or leaks. Mr. Shaheed stated that the 
pipeline has a cap to assess the functionality of the pipe.  

Having been sworn in Mr. Schuchter informed the Commission this is a joint project to increase the 
capacity of gas through the area.  

Mr. Kirkpatrick asked about CCTV (closed-circuit television). Mr. Schuchter advised that there are 
alarms. 

Mr. Kirkpatrick moved to close the public hearing; seconded by Mr. Pyron. Voice vote. Motion carried.  

The Commission recessed from 7:34-7:40 
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Mr. Kirkpatrick opened the public hearing.  

Case No. 2021-5-6 Consideration of a site plan application and conditional use permit for Duke Energy 
regarding a proposed natural gas regulating site locating on property at Mason Road and Butler-
Warren Road.  

Having been sworn in, Ms. Jones stated that Duke Energy Ohio submitted a site plan application for a 
proposed natural gas regulation site along Butler Warren Road near the corner of Mason Road. The site 
is approximately 7.053 acres and will also contain the Texas Gas Mason Station project, which will be 
located just west of the Duke Energy site, but on the same parcel. The proposed development area is 
0.77 acres and will include a 1,740 square foot utility building housing natural gas equipment. The 
current zoning is C-2 General Commercial and with a small portion of L-1 Light Industrial. The applicant 
anticipates a July or August start date and a January 2022 completion date. 

The use of barbed wire fencing is proposed to surround the facility. The applicant has stated they wish 
to use a black vinyl coated chain-link fence with barbed wire for safety purposes on the sides and rear of 
the site. The use of barbed wire is prohibited in commercial zoning districts. Staff would note slats or 
opaque mesh is not permitted on fencing. The fence elevations provided appear to suggest some sort of 
slat or overlay on the chain link fence. There are no proposed parking stalls for this site. The applicant 
has stated this natural gas facility will be unmanned facility with visitation by authorized employees 
only, not open to the public. Gravel is prohibited as a surface material for vehicular use areas. The 
applicant has proposed the use of gravel within the fenced in area of their facility to access below 
ground piping for assessment, which requires excavation of piping on a periodic basis. The applicant has 
stated proper grounding and AC mitigation requires utilization of gravel for property function. 

With frontage along Butler-Warren Road, a 5-foot-wide public sidewalk would be required. The 
applicant has not proposed a sidewalk and has indicated this is to prevent suggestion of access to the 
site as well as future widening plans for Butler-Warren Road. A sidewalk from the public walk is required 
to provide access to the site itself. The applicant has stated for safety purposes and preventing access or 
the suggestion of access to the site, a waiver is requested for this requirement. 

 

20% of the required front yard must be landscaped, with a minimum 6-foot landscaped area adjacent to 
the right-of-way. The applicant has shown landscaping in the front yard along the right-of-way, but it is 
unclear whether the 20% requirement has been satisfied. The access drive proposed from Butler Warren 
Road to serve the site would be required one canopy tree every 50 linear feet and three bushes (36” 
minimum installation height) ever 15 linear feet. While trees have been proposed along the north side 
of the access drive, the species proposed are majority evergreen with several smaller flowering trees, as 
opposed to the canopy tree type required. There are no shrubs required along the access drive. As a 
reminder, all rooftop and ground mounted equipment must be screened from view. The applicant has 
indicated there will be no rooftop equipment and all ground mounted units will be screened by 
proposed fencing and/or landscaping measures. 

Building walls visible from a public right-of-way must incorporate a minimum 25% window area. This 
requirement is met on the east side but is not met on the north or south elevations, which would both 
have visibility from Butler-Warren Road. Of the required window area, only 20% may be opaque or 
spandrel glass. The applicant is proposing entirely spandrel glass windows, which they have stated is for 
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security purposes. The access drive from Butler-Warren Road to the east has no lighting (0.0 
footcandles). The required minimum for access drives is 0.3 footcandles. The applicant has stated the 
access drive will be gated to limit entry to authorized personnel only. 

(1) The conditional use is consistent with the spirit, purpose, and intent of the comprehensive plan, will 
not substantially or permanently injure the appropriate use of neighboring property and will serve the 
public convenience and welfare. The applicant stated in their application that the proposed project 
aligns with the Comprehensive Plan goal to provide future development that is balanced and compatible 
with existing adjacent land uses, as well as served by adequate public infrastructure. The applicant has 
stated it also meets the goal to provide adequate infrastructure to the community and future 
businesses. 

(2) The proposed use will be harmonious with the existing or intended character of the general vicinity, 
and that such use will not change the essential character of the same area. The applicant has stated 
their proposed site has been developed with the City of Monroe building and zoning requirements for 
this commercial zoning district. The applicant has stated the proposed fence line, landscaping, and 
building façade accommodate the intent of code requirements with several exceptions for safety 
reasons. 

(3) The proposed conditional use is to be in a district wherein such use may be permitted, subject to the 
requirements of this chapter. The proposed use, classified as a public utility, is conditionally permitted in 
the C-2 General Commercial zoning district. 

(4) The use complies with all use-specific provisions established in Section 1204.04 Use-Specific 
Standards. There are no use-specific standards associated with the Public Utilities use category. 

(5) The proposed use shall be adequately served by essential public facilities and services such as, but 
not limited to, roads, public safety forces, storm water facilities, water, sanitary sewer, refuse, and 
schools or that the persons or agencies responsible for the establishment of the proposed use shall be 
able to provide adequately any such services. The proposed use will be served adequately served by 
essential public facilities. The applicant has stated this project supports and expands the existing gas 
infrastructure. 

(6) In the interest of public safety, as a matter of policy, all points of ingress/egress shall be located as 
far as possible from the intersection of two or more streets. The proposed site will utilize an existing 
access point from Mason Road. 

(7) The proposed use will comply with all applicable development standards, except as specifically 
altered by the Planning Commission in the approved conditional use. As mentioned in the Site Plan Staff 
Comments, there are several items to be addressed regarding the proposed site to comply with all 
regulations and standards of the code, including some requested exemptions. 

(8) The use will not be hazardous to or have a negative impact on existing or future surrounding uses. 
Based on the location adjacent to the Interstate and a history of utility supply in the area, it does not 
appear that a negative impact will occur. 
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(9) The proposed use will not be detrimental to the economic welfare of the community. Based on the 
applicant’s attempts to screen the structures with various C-2 architectural requirements and when 
considering the location adjacent to the Interstate and a history of utility supply in the area, it does not 
appear that a detrimental impact will occur. 

(10) The proposed use will not involve uses, activities, processes, materials, equipment, and conditions 
of operations, including, but not limited to, hours of operation, that will be detrimental to any persons, 
property, or the general welfare by reason of excessive production of traffic, noise, smoke, fumes, glare, 
odor, or other characteristic not comparable to the uses permitted in the base zoning district. The 
applicant has stated in their application that the proposed use will produce very little traffic outside the 
occasional maintenance visit by a technician, which could be considered significantly less than the retail 
traffic to the north and the industrial uses to the east. Understanding the nature of this particular use, 
there may be consideration for any odor or noise because of its operations. 

(11) The proposed use will not be detrimental to property values in the immediate vicinity. Based on the 
applicant’s attempts to screen the structures with various C-2 architectural requirements and when 
considering the location adjacent to the Interstate and a history of utility supply in the area, it is 
unknown if a detrimental impact will occur, but the architectural screening attempts are an effort 
coordinate with any future commercial development. 

(12) The proposed use will not impede the normal and orderly development and improvement of the 
surrounding property for uses permitted in the district. The proposed does not appear to impede 
development of surrounding properties. 

Staff recommends discussion and decision with Planning Commission regarding the proposed use of 
gravel within the site. Discussion and decision with Planning Commission regarding the proposed use of 
barbed wire surrounding the site. Discussion and decision with Planning Commission regarding the 
public sidewalk and internal sidewalk requirement waiver requests. The applicant will revise plans to 
remove any proposed mesh screen or slats from the chain link fence.  A waiver of the parking plan be 
approved as requested. The applicant will revise the architectural elevations to address staff comments 
regarding minimum window requirements on the north and south sides of the building. Discussion and 
decision with Planning Commission regarding the use of spandrel glass beyond the 20% maximum 
permitted. The trees proposed along the access drive do not appear to meet species and spacing 
requirements in this area, but the utilization of these plantings for screening purposes appears 
appropriate. Staff recommends approval of the landscape plan as proposed.   

Mr. Wagner wanted to make sure that they will continue to work with staff and Planning Commission to 
work through the recommendations. Mr. Chesar replied that the applicant will work with Planning 
Commission and staff as needed. 

Mr. Kirkpatrick moved to approve Case No. 2021-5-6 Consideration of a site plan application for Duke 
Energy regarding a proposed natural gas regulating site locating on property at Mason Road and Butler-
Warren Road; seconded by Lindsey Pyron. Voice vote. Motion carried. 

Mr. Kirkpatrick opened public hearing. 
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Case No. 2021-5-7— Consideration of a site plan application and conditional use permit for Tallgrass 
Energy regarding a natural gas utility development on property located at 598 Todhunter Road 

Having been sworn in, Ms. Jones stated that Tallgrass Energy has submitted a site plan application 
regarding a proposed natural gas utility development located on property off Todhunter Road. The 
proposed metering and regulation station will connect to the Rockies Express Pipeline to provide an 
additional source of natural gas. The property is approximately 48.5 acres total and is presently zoned A-
1 Large Scale Agricultural. The area to be developed for Tallgrass Energy will be approximately 1.4 acres 
and will be located alongside the Duke Energy Todhunter development. The applicant anticipates a May 
2021 start date and October 2021 completion date. 

There is no proposed parking for this use. The applicant has stated this natural gas facility will not be 
open to the public, there will not be daily employee activity, though crews will visit the facility 
periodically for preventative maintenance and testing. No landscape plan is proposed for this 
development.  As an agriculturally zoned property, requirements for landscaping are limited to 
minimum front yard landscaping. A minimum 20% of the required front yard would be required to be 
landscaped. There is no proposed landscaping, though the applicant has stated that the existing forested 
area provides substantial landscaping that would equal 50% of the front yard. All rooftop and ground 
mounted equipment are required to be screened from view. The applicant has indicated there is no 
rooftop equipment, and that all ground mounted equipment is screened by fencing and the existing 
buffer to the south. Staff would note because the fencing is chain link and is not solid, additional 
screening via walls and/or landscaping would be necessary. Since their original application, the applicant 
has provided a rendering showing some trees/shrubs along the south side of the site they would install 
if necessary. Staff would recommend a combination of evergreen and canopy trees be installed along 
the south and east side of the site to provide appropriate screening from residential uses to the south. 

A Type B Buffer is required as the proposed use is adjacent to R-1 zoning and A-1 zoning. The applicant 
has indicated to Staff that the existing farmland will continue to be farmed by the tenant farmer, so 
Tallgrass does not wish to limit that portion of the property any further. Additionally, they do not wish 
to install trees that could grow tall enough to fall and present a safety hazard to the site. The applicant 
has stated the developed portion of this site will be over 900 feet to the closest residential property line. 
However, the applicant has stated they are willing to discuss line of site issues and address buffering 
concerns. No photometric plan has been submitted. The applicant has stated part of the project will be 
to install 4 collapsible pole lights that will be raised when needed to complete maintenance or service at 
the site but will not be used on a regular or daily basis. 

The Fire Department reserves the right to comment during plans review. The Police Department had no 
comment. Public Works and Engineering reviews are still under review. 

Conditional Use Staff comments are as follows: 

(1) The conditional use is consistent with the spirit, purpose, and intent of the comprehensive plan, will 
not substantially or permanently injure the appropriate use of neighboring property and will serve the 
public convenience and welfare. The Comprehensive Plan does discuss the need for the expansion of the 
City’s infrastructure to be managed to meet current needs and future growth.  Efficient and effective 
utility/power capacity is critical to the infrastructure of any community to serve the public welfare.   

(2) The proposed use will be harmonious with the existing or intended character of the general vicinity, 
and that such use will not change the essential character of the same area. The property in question has 
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been owned by a utility for several years and our understanding is in part to provide future for utility 
infrastructure.  The area while bounded by residential to the south is somewhat remote and will retain 
much of the natural forested screening and does not appear to change the essential character of the 
area as an essentially autonomous operation.   

(3) The proposed conditional use is to be in a district wherein such use may be permitted, subject to the 
requirements of this chapter. The proposed use, classified as a public utility, is conditionally permitted in 
the A-1 Large Scale Agriculture zoning district. 

(4) The use complies with all use-specific provisions established in Section 1204.04 Use-Specific 
Standards. There are no use-specific standards associated with the Public Utilities use category. 

(5) The proposed use shall be adequately served by essential public facilities and services such as, but 
not limited to, roads, public safety forces, storm water facilities, water, sanitary sewer, refuse, and 
schools or that the persons or agencies responsible for the establishment of the proposed use shall be 
able to provide adequately any such services. The proposed use will be served adequately served by 
essential public facilities. 

(6) In the interest of public safety, as a matter of policy, all points of ingress/egress shall be located as 
far as possible from the intersection of two or more streets. 

(7) The proposed use will comply with all applicable development standards, except as specifically 
altered by the Planning Commission in the approved conditional use. As mentioned in the Site Plan Staff 
Comments, there are several items to be addressed regarding the proposed site to comply with all 
regulations and standards of the code, including some requested exemptions. 

(8) The use will not be hazardous to or have a negative impact on existing or future surrounding uses. 
Based on the remote location and a history of utility supply in the area, it does not appear that a 
negative impact will occur. 

(9) The proposed use will not be detrimental to the economic welfare of the community. The property in 
question has been owned by a utility for several years and our understanding is in part to provide future 
for utility infrastructure.  The area while bounded by residential to the south is somewhat remote and 
will retain much of the natural forested screening and does not appear to be detrimental to the 
economic welfare of the community.  

(10) The proposed use will not involve uses, activities, processes, materials, equipment, and conditions 
of operations, including, but not limited to, hours of operation, that will be detrimental to any persons, 
property, or the general welfare by reason of excessive production of traffic, noise, smoke, fumes, glare, 
odor, or other characteristic not comparable to the uses permitted in the base zoning district. The 
applicant has stated in their application that the proposed use will produce very little traffic outside the 
occasional maintenance visit. Understanding the nature of this particular use, there may be 
consideration for any odor or noise because of its operations. 

(11) The proposed use will not be detrimental to property values in the immediate vicinity. The property 
in question has been owned by a utility for several years and our understanding is in part to provide 
future for utility infrastructure.  The area while bounded by residential to the south is somewhat remote 
and will retain much of the natural forested screening.  Predicting the impact of property values of this 
use is not known at this time.   
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(12) The proposed use will not impede the normal and orderly development and improvement of the 
surrounding property for uses permitted in the district. The proposed use will not impede development 
of surrounding properties. 

Staff recommended approval of the site plan and conditional use with the following conditions: A waiver 
of the parking plan be approved as proposed. Discussion and decision with Planning Commission 
regarding the proposed use of gravel within the site. The applicant will provide a landscape plan to be 
approved by Staff to address screening of the site from areas visible to the south and southeast of the 
development. As a reminder, minimum size and species requirements related to landscaping must be 
met. As a reminder, if additional ground mounted or rooftop equipment becomes necessary in the 
future, further screening may be required. All other Staff comments to be met and any future 
Engineering review requirements. A GIS compatible file of finalized plans be submitted. 

 
Mr. Pyron asked about what the facility will be used for. 
 
Having been sworn in, Mr. Curry stated that resources will be distributed easier to the community since 
the need is higher than the current supply and the new facility will help the burden of the current 
supply. He presented how Tallgrass is requesting existing vegetation to be used.  
 
Mr. Chesar asked if Mr. Curry had control over the site for landscape for the required buffer yard. Mr. 
Curry explained that the trees on South Avenue are on the Duke Energy parcel and they or Duke Energy 
do not have plans to remove them. The general concern was for the south trees to stay, and the 
Planning Commission needs to make a motion for the natural buffer yard needs to stay in place.  
 
There was a noise concern from the Planning Commission members, and they questioned what would 
be done to minimize the noise impact. 
 
Mr. Klein was sworn in. He stated that the gas will supply Dick’s creek. Most of the gas will be fed from 
the South. The North station will supply more through the distribution through Monroe and other areas.  
It will always be at full capacity if gas is flowing. He said that Duke also has no plan to remove those 
trees at this time and they will have an easement with Tallgrass energy and will share the parcel.  
 
Mr. Curry went back through his presentation and reiterated the staff’s comments about the conditional 
use. He stated that the equipment is not taller than 6 feet, but the fence with barbed wire will be no 
taller than 8 feet besides the electrical poles around the facility.  
 
Mr. Wagner asked about the south side of the property and what would be visible to the residents on 
the East about where the trees will stop and what will be visible. Mr. Curry explained that the trees will 
stay, and the footprints will stop, and residents should not notice the facility through the trees.  
 
Having been sworn in, Mr. Spurlock asked if the facility would be able to be seen in the wintertime when 
the leaves are down. He stated that there are a lot of trucks that go through the area and asked if it will 
be disruptive to the residents. Mr. Curry explained that there is a possibility it would be visible in the 
wintertime.  
 
Having been sworn in, Mr. Gaston stated that behind his property has no trees and if the facility is uphill 
and asked who is building the facility. Mr. Curry stated that Duke is building their facility and Tallgrass is 
building their portion. Mr. Gaston was questioning about the contractors that will be going in and out of 
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the facility and the noise and bother to residents. Mr. Klein stated that they will have different 
contractors there at different times but only during allowed city hours.  
 
Having been sworn in, Mr. Berjer replied the Duke and Tallgrass are each responsible for their own site 
and will be working side-by-side. Mr. Gaston said that he wants it all to match with the barn and hillside 
that is there to coincide with the City integrity. Mr. Klein explained the project further about how Duke 
is buying gas from Tallgrass and will have metering equipment.  
 
Mr. Gaston asked about the noise concerns. Mr. Chesar stated that there should be no additional noise. 
Mr. Klein stated they did do a decibel study and it was originally above 100 dBs and they lowered it and 
considered the general operating and got it under 85 dBs running at full capacity.  
 
Having been sworn in, Mr. Wilkom stated that on the coldest winter day, it will be running at about 
85dBs and a quarter mile away from residences and would be significantly lower around 40dBs at the 
first residence. He stated that no noise study was done at the parcel lines of the residence, and it is 
when you would be standing next to the equipment and the OSHA regulations when workers will be 
onsite.  
 
Mr. Gaston stated that his concern was if future equipment were brought on and what noise would be 
added to that. Mr. Curry stated that there should be no additional equipment, only when they would 
replace anything that was inoperable. The tree buffer will help with the noise level at the residence 
level.  
 
Mr. Chesar stated that Planning Commission’s goal is to make sure there are no adverse noise from sites 
and visual issues. The Planning Commission will need to make a recommendation to add into keeping 
the dB level below 60 at the property line. Mr. Klein stated that they could do a noise study to see what 
the levels will be at the residence. Mr. Pyron stated that it should not exceed 45dB. Mr. Klein stated that 
they cannot be sure what it is and will need to do a study. Mr. Chesar stated that it will be difficult to 
enforce a dB level and the concern is just how the residents do not want additional noise. Mr. Klein and 
Mr. Curry agreed that they will talk to their engineers and see if they can do another noise impact study.  
 
Mr. Kirkpatrick moved to approve Case No. 2021-5-7— Consideration of a site plan application for 
Tallgrass Energy regarding a natural gas utility development on property located at 598 Todhunter Road. 
Seconded by Mr. Wagner. Voice vote. Motion Carried. 

Mr. Kirkpatrick opened the public meeting. 

Case No. 2021-5-8— Consideration of a site plan application for Duke Energy regarding a proposed 
natural gas regulator facility on property located at 598 Todhunter Road Todhunter Road 

Having been sworn in, Ms. Jones stated that Duke Energy Ohio, has submitted a site plan application 
regarding a proposed natural gas utility development located on property off Todhunter Road. The 
proposed metering and regulation station will connect to the Rockies Express Pipeline to provide an 
additional source of natural gas. The property is approximately 48.5 acres total and is presently zoned A-
1 Large Scale Agricultural. The area to be developed for Tallgrass Energy will be approximately 1.8 acres 
and will be located alongside the Tallgrass Energy Todhunter development. The applicant anticipates a 
June 2021 start date and December 2021 completion date. 
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The staff comments that There is no proposed parking for this use. The applicant has stated this natural 
gas facility will not be open to the public, there will not be daily employee activity, though crews will 
visit the facility periodically for preventative maintenance and testing. No landscape plan is proposed for 
this development.  As an agriculturally zoned property, requirements for landscaping are limited to 
minimum front yard landscaping. A minimum 20% of the required front yard would be required to be 
landscaped. There is no proposed landscaping, though the applicant has stated that the existing forested 
area provides substantial landscaping that would equal 50% of the front yard as shared with Tallgrass 
Energy. All rooftop and ground mounted equipment are required to be screened from view. The 
applicant has indicated there is no rooftop equipment, and that all ground mounted equipment is 
screened by fencing and the existing buffer to the south. Type B Buffer is required as the proposed use is 
adjacent to R-1 zoning and A-1 zoning. The applicant has indicated to Staff that the existing farmland will 
continue to be farmed by the tenant farmer, so Duke Energy does not wish to limit that portion of the 
property any further. Additionally, they do not wish to install trees that could grow tall enough to fall 
and present a safety hazard to the site. The applicant has further stated that most of the cleared land 
highlighted above in blue is in an existing electrical easement, where Duke Energy would not permit 
installation of trees or vegetation. Like the comment mentioned regarding the Tallgrass Energy 
submittal, Staff would note because the fencing is chain link and is not solid, additional screening via 
walls and/or landscaping would be necessary. Staff would suggest a combination of evergreen and 
canopy trees be installed directly/closer along the south and east side of the site (or however necessary 
to avoid utility easements, to provide appropriate screening from residential uses to the south. This 
would also assist in the buffer requirement. 

The Fire Department states that they reserve the right to comment during plans review. The Police 
Department had no comment at this time. The Public Works Department and Engineering plans are still 
under review at this time.  

Conditional Use Staff Comments are as follows:  

(1) The conditional use is consistent with the spirit, purpose, and intent of the comprehensive plan, will 
not substantially or permanently injure the appropriate use of neighboring property and will serve the 
public convenience and welfare. The applicant has indicated the development will be situated in an area 
that is isolated from the surrounding development by distance and natural buffering to assist in 
maintaining the aesthetics and character of the surrounding area. 

(2) The proposed use will be harmonious with the existing or intended character of the general vicinity, 
and that such use will not change the essential character of the same area. The applicant has stated the 
character of the area will be minimally impacted due to most of the property remaining intact as non-
developed. The applicant has stated it is harmonious with the existing Dicks Creek Energy facility to the 
north. 

(3) The proposed conditional use is to be in a district wherein such use may be permitted, subject to the 
requirements of this chapter. The proposed use, classified as a public utility, is conditionally permitted in 
the A-1 Large Scale Agriculture zoning district. 
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(4) The use complies with all use-specific provisions established in Section 1204.04 Use-Specific 
Standards. There are no use-specific standards associated with the Public Utilities use category. 

(5) The proposed use shall be adequately served by essential public facilities and services such as, but 
not limited to, roads, public safety forces, storm water facilities, water, sanitary sewer, refuse, and 
schools or that the persons or agencies responsible for the establishment of the proposed use shall be 
able to provide adequately any such services. The proposed use will be served adequately served by 
essential public facilities.  

(6) In the interest of public safety, as a matter of policy, all points of ingress/egress shall be located as 
far as possible from the intersection of two or more streets. The site is located off a long access drive, 
separated by significant distance from Todhunter Road. 

(7) The proposed use will comply with all applicable development standards, except as specifically 
altered by the Planning Commission in the approved conditional use. As mentioned in the Site Plan Staff 
Comments, there are several items to be addressed regarding the proposed site to comply with all 
regulations and standards of the code, including some requested exemptions. 

 

(8) The use will not be hazardous to or have a negative impact on existing or future surrounding uses. 
Based on the remote location and a history of utility supply in the area, it does not appear that a 
negative impact will occur. 

(9) The proposed use will not be detrimental to the economic welfare of the community. The property in 
question has been owned by a utility for several years and our understanding is in part to provide future 
for utility infrastructure.  The area while bounded by residential to the south is somewhat remote and 
will retain much of the natural forested screening and does not appear to be detrimental to the 
economic welfare of the community.  

(10) The proposed use will not involve uses, activities, processes, materials, equipment, and conditions 
of operations, including, but not limited to, hours of operation, that will be detrimental to any persons, 
property, or the general welfare by reason of excessive production of traffic, noise, smoke, fumes, glare, 
odor, or other characteristic not comparable to the uses permitted in the base zoning district. The 
applicant has stated in their application that the proposed use will produce very little traffic outside the 
occasional maintenance visit. Understanding the nature of this particular use, there may be 
consideration for any odor or noise because of its operations. 

(11) The proposed use will not be detrimental to property values in the immediate vicinity. The property 
in question has been owned by a utility for several years and our understanding is in part to provide 
future for utility infrastructure.  The area while bounded by residential to the south is somewhat remote 
and will retain much of the natural forested screening.  Predicting the impact of property values of this 
use is not known at this time.   



15 
 

(12) The proposed use will not impede the normal and orderly development and improvement of the 
surrounding property for uses permitted in the district. The proposed use will not impede development 
of surrounding properties. 

Staff recommends approval of the site plan and conditional use with the following conditions: A waiver 
of the parking plan be approved as proposed. Discussion and decision with Planning Commission 
regarding the proposed use of gravel within the site. The applicant will provide a landscape plan to be 
approved by Staff to address screening of the site from areas visible to the south and southeast of the 
development. As a reminder, minimum size and species requirements related to landscaping must be 
met. As a reminder, if additional ground mounted or rooftop equipment becomes necessary in the 
future, further screening may be required. All other Staff comments to be met and any future 
Engineering review requirements. A GIS compatible file of finalized plans be submitted. 

Having been sworn in, Mr. Klein prepared to answer questions from the Planning Commission. Mr. 
Pyron asked about the odorant that will be added. Mr. Klein stated that they are required to add an 
odorant since it is an odorless gas. He said there is always a chance of a smell but that is when there is a 
leak and if a smell can be smelled then they need to be called to repair the issue. Mr. Klein added 
additional data upon the dB level which is a calculation, and it should be 40dB at the property line. The 
trees on the south end will stay unless the health of the trees require them to be taken down. Mr. 
Wagner said that Duke is committed to working with the Planning Commission for future for the 48 
acres which might impact those trees, but it would be a further discussion 10-15 years down the road 
when they would be addressed.  

Having been sworn in, Mr. Gaston asked if any other pressured gas would be burnt off that would be 
visible. Mr. Klein said there is a flare stack which would be used at maintenance times and will not be 
burned off during normal operations.  
Having been sworn in, Mr. Wilkom stated that the flame stack is a flameless stack and there is no 
burning on a regular basis. It is for intermittent operation and will not be visible and it is 6-7 feet tall and 
on the northwest corner of the facility and not visible to property owners.  

Mr. Wagner moved to approve Case No. 2021-5-8— Consideration of a site plan application and 
conditional use permit for Duke Energy regarding a proposed natural gas regulator facility on property 
located at 598 Todhunter Road Todhunter Road with a noise study done with no additional noise at the 
residence level above a certain decibel level between 40 and 64dBs and no trees to be removed. 
Seconded by Lindsey Pyron. Voice vote. Motion carried. 

Case No. 2021-5-9— Consideration of a site plan application and Planned Unit Development 
modification for Butler Tech Natural Sciences campus at 640 Hamilton Lebanon Road. 

Mr. Chesar stated that MSP Design submitted a PUD Amendment and site plan application for Butler 
Tech Natural Sciences Campus and will revote an 8,500 square foot modular trailer building and will add 
a new 26,000 square foot academic building and lab building. It is zoned A-1. A start date of June.  
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Staff comments are as follows: Street trees are required every 40 feet on center along the public 
frontage on State Route 63. The applicant has stated as this project does not involve ay work along the 
State Route 63 frontage, no street trees have been proposed. Staff would note the site’s frontage along 
State Route 63 contains significant existing vegetation. Due to the size of the expansion to the campus, 
all landscaping must come into compliance with current code standards. The applicant is not proposing 
any changes to the existing parking area. Per code, the existing parking area required 10 additional 
perimeter trees around the parking area. Existing landscape islands would be required to be upgraded 
with an additional canopy tree. An additional landscape island would be required at the southwest 
corner of the site. A solid screen of evergreen shrubs at minimum 36” installation height would be 
required along the perimeter of all parking rows. The applicant has stated they do not wish to disturb 
established plantings (installed 2010). A minimum 20% of the required front yard would be required to 
be landscaped. As previously stated regarding street trees, the applicant requests to not install 
landscaping at the State Route 63 frontage as it is not involved in this project’s scope of work. The 
applicant has stated the owner is opened to adding several canopy trees along the existing access drive 
from Hornet Drive down to the Butler Tech Campus. As a reminder, all rooftop and ground mounted 
equipment must be screened from view. Transformers proposed at the south end of the site are 
partially screened with a 6’ wood privacy fence. Staff requests information on the overall height of the 
transformers to ensure the fence height is adequate. Further, additional fencing and/or landscaping 
measure are required to ensure the structures are screened from the west side. 

Transformer proposed outside the new academic building on the east side of the site is required to be 
fully screened from view. Staff requests to see elevations of required screening for what appears to be a 
dumpster enclosure towards the west end of the site. The applicant has indicated rooftop and ground 
units are currently being designed but will comply with screening requirements as approved by the City. 
Photometric plans submitted show illumination across the entire site. No photometric plan has been 
provided as required. The applicant has stated a photometric plan is forthcoming, to be provided by a 
third-party consultant. 

The Fire Department reserves the right to comment during plans review. They stated that the access 
drive needs to be a solid surface and 26’ wide from the bus turnaround south to the first turn at the 
barn and be able to support 78,000lbs. It appears the plans are attempting to use 18’ of asphalt and 8’ 
of decorative Grass Pave. If the applicant can show it supports this Fire vehicle weight, Fire could 
potentially approve that configuration. There are general access concerns for the ladder truck on this 
property as-is. The Police Department had no comment, and the Public Works and Engineering review 
was still ongoing. SWP3 submittal is needed for review.  

Staff recommends approval of the site plan and PUD modification with the following conditions: 
Discussion of the landscape plan as it relates to the existing parking area and front yard landscaping 
requirements. As a reminder, minimum size and species requirements related to landscaping must be 
met. All current and future proposed ground mounted must be fully screened from view. Understanding 
some items are still under design, the applicant understands an updated plan for screening of these 
structures will be required to be approved by Staff. All other Staff comments to be met and any future 
Engineering review requirements. A GIS compatible file of finalized plans be submitted. It should be 
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noted that the current parking lot is illuminated. A future photometric plan be approved by staff with 
the intent to not necessarily illuminate the whole site but rather to address any safety concerns. 

Mr. Pyron asked about if there were any chemicals or an Earth Lab. The applicant stated there is one 
chemical lab onsite with chemical storage.  

The applicant showed a video of the site.  

Mr. Pyron moved to approve Case No. 2021-5-9 Consideration of a site plan application and planned 
unit development modification for butler tech natural sciences campus at 640 Hamilton Lebanon Road 
with the conditions discussed in the staff comments. The landscape plan was approved. Mr. Wagner 
seconded. Voice vote. Motion Carried.  

Mr. Chesar stated that the tabled case regarding Thorton’s is still ongoing. 

Mr. Pyron motioned to approve the minutes from the April meeting. Mr. Wagner seconded the motion.  

Mr. Kirkpatrick moved to adjourn the meeting. Seconded by Mr. Wagner. Voice vote. Motion carried.  

The Planning Commission meeting adjourned at 10:48PM. 

Respectfully submitted, 

Alaina Hagenseker 

Planning & Zoning Specialist 
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I. Case No. 2021-1-1 (TABLED)—Consideration of a Site Plan for Thornton’s  
 
June15th Case Status Update: As previously indicated, Staff met with the applicant and subsequently detailed the 
necessary application procedures for any desired waivers or appeals. To that end, we have not received any 
variance, waiver, etc. requests or any further site plan updates.  Due to the considerable period of time that has 
passed since Planning Commission’s tabling and lack of any further applications or updates, Staff is recommending 
that the case remain on the table until the July meeting. At that time, if no further applications or site design 
changes have occurred, Staff will recommend the case be denied at the July meeting. If the applicant then wishes to 
reapply with all other relevant changes secured/approved, they can apply for a new site plan approval as there are 
no restrictions regarding application timing defined by the Planning and Zoning Code.   
 
May 18th Case Status Update: Please see below a summary list of outstanding issues as it relates to the Thornton’s 
site plan application. The applicant submitted revised plans on April 30th as required in the previous tabling rendered 
by Planning Commission at its April 16th meeting. Staff met with the applicant on May 5th to discuss outstanding 
issues and procedure for any desired waivers or appeals, which are outlined below: 

 
SITE PLAN COMMENTS: 

 
1. Comment: Per revised civil plans submitted by applicant, semi parking stalls are shown as ‘Future 

Truck Parking’. Stalls and Labeling must be eliminated from the site plan as part of the use 
requirements is not permitted. (1204.04(D)(15) and (1204.04 (D)(4) Response: Semi-Truck parking stalls 
have been removed from the civil plans  

a. Comment has been addressed and can be removed from list of outstanding items. 
2. Comment: Regulations state that vehicle use areas shall not encroach upon any buffer required. 

(1211.03(C) Response: The applicant intends to file for a waiver of this requirement along State Route 63  
a. The code states that Vehicular Use Areas shall not encroach upon and buffer required.  Not only is 

the use areas encroaching, it has eliminated it with the proposed right of way location while 
proposing landscaping/buffer in the right of way.  While staff is not opposed to right of way 
landscaping, the applicant can request a 1203.10 Alternative Equivalent Compliance permit 
regarding Landscaping and Bufferyard Standards (for attached)  

b. Additionally, a Right-of-Way permit would be required for this proposed utilization of the public right-
of-way. 

3. Comment: Vehicular use area are shown within the right of way and will need to be set back to a 
minimum of 6 feet wide area from the right of way intended for landscaping. (1211.03(C) Response: 
The applicant intends to file for a waiver of this requirement along State Route 63  

a. A Right-of-Way permit will need to be completed to locate in the right-of-way.  As a note, staff is not 
aware of vehicular use areas as being permissible in the right of way.  

4. Comment: The fuel canopy is required to be 15 feet from the closest point of right of way. The 
requirement is not met and will need to be corrected, which may require other site plan adjustments. 
(1204.04(D) and (1204.04(D)(4) Response: The applicant intends to file for a waiver of this requirement along 
State Route 63  

a. Based on the most current conversation, our understanding is that the applicant intends to file for a 
variance for essentially a zero setback (variance form attached).  A decision on the variance by the 
Board of Zoning Appeals will have to be in place prior to any site plan approval by Planning 
Commission.  The standards for a variance will need to be demonstrated by the applicant as outlined 
in the code, form, and process. 

5. Comment: Right of way sidewalks (5’ min width) are required along Gateway Blvd and State Route – 
63. Staff is recommending installation of the sidewalks on both roadways. (1208.07) Response: The 
plans have been revised to reflect the sidewalk along State Route 63. The sidewalk along Gateway Blvd. 
remains as previously shown  

a. The location of the walk, particularly at the northwest corner of the site, does not meet right of way 
standards with a 5-foot tree lawn.  Any deviation of the standard will be a part of the right of way 
permit evaluation. It should be noted that safety of pedestrians with the proposed reduction is of 
concern.   
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6. Comment: A solid screen of shrubs at a minimum installation height is required on the west side 
parking row (1212.07(B)  

a. A.) Not enough sea green junipers to meet the requirement Response: Revisions will include 
additional evergreen material to satisfy requirements  

i. Revisions show appropriate screening along the west side of the site. 
b. B.) Other plantings in this location does not meet height requirement, nor the evergreen 

requirement. Boxwood meets the evergreen requirements, but not height requirements 
Response: Revisions will include larger material to meet requirements  

i. Revisions show appropriate screening along the west side of the site. 
c. C.) Staff request showing 36” (Min) evergreen species to provide appropriate coverage 

across the entire parking row. Response: Revisions will include specifying the 36” (min) evergreen 
species  

i. Revisions show appropriate screening along the west side of the site. 
7. Comment: The screen of shrubs proposed on the east side parking row shows the appropriate size 

and species, however the number of shrubs appears to be insufficient for full screening coverage. 
Response: Revisions will include the require number, size and species to meet the screening coverage  

a. Revisions show appropriate screening along the east side of the site. 
8. Comment: A parking island with associated landscaping is required on the north end of the western 

parking row. (1212.07(B)  Response: The island and associated landscaping has been shown  
a. Revisions show parking island and associated landscaping. 

9. Comment: Screening: Full screening of service structures are required. It appears the southern side 
of the transformer is left open/unscreened. (1212.09(A) Response: The transformer has been screened 

a. Plans now show 8’ tall evergreen trees surrounding the transformer on the south side of the site. 
This likely meets the screening requirement with the understanding that the transformer structure is 
less than 8’ in height. 

10. Comment: Screening: Front yard landscaping requires 20% of the required front yard area (20% of 
50’=10’) be landscape areas with a minimum 6’ against the right of way. Applicant has met the 20%, 
staff request the applicant to show the minimum 6’ landscaped area along both Gateway Blvd and SR-
63 (1212.08(A) Response: The landscape plan has been revised to reflect the 6’ landscaped area along 
Gateway Blvd. The applicant intends to file for a waiver of this requirement along State Route 63 

a. It appears the 6’ is met along Gateway, but the 6’ width is not notated on the landscape plan. 
11. Comment: The truck entrance on eastbound SR63 does not meet the minimum guidelines for a WB-

67. Response: Turning radii has been revised to reflect WB-67 minimum guidelines  
a. Turning radius is still tight but meets requirement of note.  Island shown does not prohibit left turn 

movements significantly enough.  Delineators in median or more substantial island is warranted.  
12. Comment: The southern entrance / exit does not designate this entrance as being ‘Shared’ access 

with the remaining lot. Response: Due to the traffic circulation pattern for the use and the location of the 
stormwater detention basin the entrance can not be positioned in a shared access location. The owner of the 
residual tract to the south has expressed some reservation of sharing an access at this location due to safety 
concerns (Trucks vs. Cars)  

a. Other options for detention can be considered to meet the requirement.  Shared access is required 
for safe and efficient flow for the balance of the developable land.  

13. Comment: The southern entrance does not permit a storage area for southbound traffic. Also shows 
truck radii crossing center lane markings creating traffic issues. Response: The current striping of 
Gateway Blvd incorporate a storage area for south bound traffic. The Autoturn plan submitted indicates a 
truck (and limits of) turning north onto Gateway Blvd is contained entirely within the north bound traffic pattern  

a. Dedicated left turn storage is warranted and must be constructed for efficient flow of south bound 
traffic.  The City does not accept the use of designated through lanes for the purpose of left turn 
movements on Gateway Blvd.    

14. Comment: The spacing between the access driveways does not meet code. Response: The applicant 
intends to file for a waiver of this requirement. Entrance uses (trucks vs. cars) require separate locations to 
minimize interaction for safety  

a. Safety concerns for site do not warrant creating safety issues within the public right of way.  The 
comment relates to spacing between access points and the response does not address this conflict.  

15. Comment: Show existing utilities within the Gateway Blvd. Right of Way Response: Existing utility 
information within Gateway Blvd right of way has been shown  

a. Verifying on Site Plan  
16. Comment: Potential issue with underground storage tanks to property lines with steep grades. 

Response: The underground storage tanks have been relocated  
a. Verified on Site Plan  
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17. Comment: All details and specifications will need to meet ODOT 2019 (latest revision) and City of 
Monroe. Response: ODOT and City of Monroe details and specifications will be meet in areas of jurisdiction 

a. Verifying on Site Plan  
 
 
 
 
 
TIS COMMENTS: 
 
1. Per 1211.05 Gateway Blvd is a major arterial and requires median opening spacing of 650 feet.  
 a. For Gateway, this measurement would begin at the end of the current north bound left turn lanes. Site
 plan location is approximately 300 feet. Response: Per a City of Monroe map used in the June 17, 2019
 Steering Committee Meeting 1, Gateway Boulevard is listed as a principal collector. The Warren County
 Thoroughfare Plan lists Gateway Boulevard as a major collector/distributor. ODOT’s TIMS mapping system
 shows Gateway Boulevard as a major collector. We found no evidence that Gateway Boulevard is a major
 arterial.             
 Also, the 650-foot spacing is not applicable to Gateway Boulevard since Table 1211-12 indicates that it is
 applicable to unsignalized median openings on divided roadways. Gateway Boulevard is not a divided roadway.
 Table 1211-13 lists lateral offset distances between intersections and the first driveway. According to the table,
 the required lateral offset distance is 200 feet. Since the left turn storage length from northbound Gateway
 Boulevard onto SR 63 exceeds this distance, the northernmost driveway would be limited to right in/right out (as
 has been proposed). It is requested that the northernmost right-in, right-out driveway be approved at the location
 shown.  

a. The City defines roadways with center turn lanes as divided highways.    
b. Note 2 of 1211-13 indicates that if the intersection includes two different roadway types, then the greater 

of the two distances shall be used, thus the 350 distance for the northernmost drive entrance should be 
used, even if we were to consider a minor arterial designation on Gateway.  

2. Analysis of Developers TIS under the guidelines of 1211.04 does not warrant Full Access                                     
Location as proposed. The Analysis:          
 a. Did not include all future traffic in Analysis, and; Response: As agreed to with City staff, the traffic study
 performed by the seller of the property (industrial park developer) was to be used to establish the driveway
 locations. The City has indicated that they are requiring future traffic volumes resulting from the connection of
 Gateway Boulevard to Butler Warren Road to be included in the traffic analyses. However, it is our understanding
 that the future extension of Gateway Boulevard to Butler Warren Road is entirely under the discretion of the
 industrial park developer. The industrial park developer has indicated that he has no intention of connecting
 Gateway Boulevard to Butler Warren Road and therefore, the traffic volumes from that roadway connection
 should not be included in the analyses to establish the driveway locations. 

b. Does not disprove that the City’s evaluation that warrants the location of a full access point at least 
850' south of SR63 Response: The City’s evaluation of the driveway access location was based on the 
assumption that Gateway Boulevard will connect with Butler Warren Road in the future. The City’s evaluation of 
driveway location is based on the anticipated levels of queuing on northbound Gateway Boulevard approaching 
SR 63. In accordance with our response to the previous item, since this queuing is significantly impacted by the 
projected traffic volumes from the connection of Gateway Boulevard to Butler Warren Road, and since the 
industrial park developer has no intention of connecting Gateway Boulevard to Butler Warren Road, the 
requirement to locate the full access driveway 850 feet south of SR 63 does not seem to be applicable. 
c. Does not account for the proposed full access point which requires a median cut which is proposed 
within current north bound left turn lanes. Response: It is unclear about the median cut reference. The traffic 
study shows the need for a southbound left turn lane at the full access drive. The full access point should not be 
located where vehicles turning left into the site would be required to stop in a through lane next to the northbound 
left turn lanes.  

a. The current position of the landowner has no bearing on the evaluation required and must include the 
traffic generated by the future connection of Gateway Blvd to the south with Butler Warren road.  Within 
the last few years, this same landowner had a proposal that would have benefited from that connection 
and was in favor of it.  I would assume that they would be again if another proposal landed in their laps.  
The connection is currently within the thoroughfare plan of the City, both Counties and the OKI regional 
council of governments, thus can’t be that easily dismissed to benefit the use being considered.    
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b. I agree with the comment that “the full access point should not be located where vehicles turning left into 
the site would be required to stop in a through lane next to the northbound left turn lanes.  But no 
consideration has been given to create a dedicated left turn lane. 

3. 1211.05 requires first access point along major arterial to be 350 feet from intersection.    
a. First proposed access point on Gateway is approximately 100 feet from the SR63 intersection. 
Response: See response to following item.  
b. Proposed right in right out access on SR63 does not meet the 1211.05 requirement of 350 feet from the 
Gateway intersection. Response: As indicated previously, we found no documentation indicating that Gateway 
Boulevard is classified as a major arterial. Table 1211-13 lists lateral offset distances between intersections and 
the first driveway. The table indicates that if the intersection includes two different roadway types, the greater of 
the two distances shall be used. In this case, SR 63 is classified as a minor arterial per the ODOT TIMS map and 
per the map used in the City of Monroe Comprehensive Plan Steering Committee Meeting 1 on June 17, 2019. 
According to the table, since SR 63 is the higher classified road, the required lateral offset distance is 200 feet. 
Also per Table 1211-13, since the left turn storage length from northbound Gateway Boulevard onto SR 63 
exceeds this distance, the northernmost driveway would be limited to right in/right out (as has been proposed). 
The 350-foot requirement outlined above is not supported by the zoning code. It is requested that the 
northernmost right-in, right-out driveway be approved at the location shown.  

i. It is also recommended that a tangent section be constructed east of Gateway Boulevard radius 
return for at least 50 feet prior to beginning the diverging taper for the right turn lane, therefore 
the right in right out access would be located with the code requirement of 350 feet from Gateway 
Boulevard. First proposed access point on SR 63 does not meet this requirement. Response: As 
indicated previously, the 350-foot offset requirement is not supported by the zoning code. We found no 
documentation indicating that Gateway Boulevard is classified as a major arterial. Table 1211-13 lists 
lateral offset distances between intersections and the first driveway. The table indicates that if the 
intersection includes two different roadway types, the greater of the two distances shall be used. In this 
case, SR 63 is classified as a minor arterial per the ODOT TIMS map and per the map used in the City of 
Monroe Comprehensive Plan Steering Committee Meeting 1 on June 17, 2019. According to the table, 
since SR 63 is the higher classified road, the required lateral offset distance is 200 feet. The driveway on 
SR 63 will be shifted east to accommodate the recommended 285-foot eastbound right turn lane. A 
tangent section of a length to be determined will be provided if possible depending on site constraints. At 
the location dictated by the length of the 285-foot eastbound right turn lane, the 200-foot lateral offset 
distance is met.  

a. See note 1b above.    
 
4. 1211.05 requires spacing between access points on a major arterial (Gateway) to be 350.   
 a. Proposed spacing between access points on Gateway is 285 feet. Response: We found no
 documentation that Gateway Boulevard is classified as a major arterial. Driveway spacing should be based on
 Table 1211-11. Since there is no recommended spacing for a major collector with a speed limit of 40 mph, the
 next higher classification (minor arterial) should be used. For a minor arterial roadway at 40 mph, the spacing
 should be 350 feet for a high volume driveway, which is in accordance with the City request. The existing
 submittal depicted a distance of 335’ from centerline of the RI/RO entrance and the southern entrance (truck
 entrance). The entrance will be revised to reflect 350’ centerline to centerline. (moved 15’ south) 

a. Assumption from previous response affecting the location of the first access should be considered prior to 
finalizing spacing requirements between access points.  In any case a full access point cannot be 
approved at the location shown. 

5. Analysis of Site TIS does not warrant approval of site driveways.  
a. The 300 ft southbound left-turn lane proposed in the study is not included on the Site Plan. i. Per the 
applicants own study, the proposed access location should not reduce or impede the required northbound 
left turn lane storage at full build out. Response: The final queuing analysis on the northbound approach of 
Gateway Boulevard at SR 63, which uses the correct assumptions about Gateway Boulevard not connecting to 
Butler Warren Road, should determine whether the existing northbound left turn lane can be shortened to allow the 
proposed southbound turn lane at the site driveway to begin farther north. Fueling capacity within each diesel 
(truck) lane equates to 3 trucks an hour. The four (4) fueling lanes would be able to serve 12 trucks an hour. The 
site has the space to accommodate an additional 15 trucks in the queuing lanes. The total of 27 trucks on site 
would eliminate the need for a 300’ turn lane at this entrance. 

a. Spurious assumptions about future traffic connections continue to be used to make invalid decisions.  The 
full access point does not incorporate traffic from the balance of the developable property and is not 
approved in the location shown. 
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The City Engineer has defined the location where a full access point is allowable along Gateway Blvd and will define the 
location of permissible restricted access points prior to consideration by the Planning Commission. 

 
 
 
 
 
 
 
 
 

ARCHITECTURAL COMMENTS: 
 

18. Comment: The auto refuel canopy, proposed at 14’6” clearance height, exceeds the maximum 14-foot 
clearance height. Please revise (1204.04(D) (15). Response: Acknowledged. Truck canopy height 
requested to remain at 17’-6” to allow for clearance to provide adequate lighting.  

a. Acknowledged. Variance application through the Board of Zoning Appeals would need to occur prior 
to site plan review by Planning Commission. 

19. Comment: The truck refuel canopy, proposed at 17’6” clearance height, exceeds the maximum 14-foot 
clearance height. Please revise (1204.04(D) (15). Response: Acknowledged. Variance requested to 
maintain Truck canopy height at 17’-6” to allow for clearance to provide adequate lighting to trucks while in 
fueling position.  

a. Acknowledged. Variance application through the Board of Zoning Appeals would need to occur prior 
to site plan review by Planning Commission. 

20.  Comment: Both the auto and truck refuel canopies are flat roof as opposed to gabled as required. 
Please revise (1204.04(D) (15) and (1204.04(D) (4). Response: Acknowledged. Auto and truck canopies 
revised to reflect gables.  

a. Plans now show gabled roof on both canopies.  It should be noted that the signage is not 
permissible on the roof as shown and the applicant has indicated that they would revise to design a 
flat wall space in combination with gabled roof.   

21. Comment: In order to maintain consistency across plans, Staff requests revision of the elevation 
drawings on the truck refuel canopy as it shows 5 fuel pump stations where there are only presently 4 
proposed. Response: Acknowledged. Elevations revised to reflect 4 fueling positions.  

a. Applicant has indicated they will revise. 
22. Comment: 25% of wall area visible from a right-of-way/public road must contain windows. As the site 

has visibility from multiple points on Gateway Blvd and State Route 63, this window requirement 
applies to the south, east, and west sides in addition to the north side. The south side of the building 
does not meet this code requirement with almost no glass/window area proposed. Please revise 
(1210.05(D)(5). Response: Acknowledged. Additional glazing added to south façade. The applicant can 
request request a 1203.10 Alternative Equivalent Compliance permit regarding Architectural Standards (for 
attached) to allow reduced glazing percentage on south façade due to interior plan (coolers and back of 
house) and architectural elements (entry staple and downspouts).  

a. Acknowledged.  
23.  Comment: All walls visible from a public street that are at least 60 feet wide must incorporate offsets 

of at least 2 feet deep and 20 feet wide at a minimum of every 40 feet. This requirement applies to both 
the north and south sides of the building (1210.05(D)(4). Please revise to meet this code requirement 
or provide one of the following alternatives:  

a. Façade material changes of the same dimensional standard as the offset requirement. 
(1210.05(D)(4).  

b. Pilasters having a minimum 1-foot depth and width, and minimum 80% height of the building 
height. (1210.05(D)(4). Response: Acknowledged. South Façade revised.  

i. Revised plans appear to meet this requirement on the south side. 
24. Comment: Base-body-cap percentages need to be indicated to show minimum 8% base and 8% cap 

across the entire building. While it appears the 8% base requirement is met on the majority of the 
building, it is not met on the north elevation and will require revision. Further, the cap proposed may 
not meet the 8% minimum required. Please provide accurate percentages that account for the black 
metal coping, which is the overall cap area and does not include the red and black metal entrance 
feature as it does span across all or a majority of the building, to ensure these requirements are met 
(1210.05(D)(1). Response: Acknowledged. Base and cap revised to meet 8% requirement throughout.  
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a. While percentages appear to be met on all sides, it appears the calculations are still inaccurate.  The 
applicant has indicated that they will revise to show calculations.   

25. Comment: Further evaluation of the proposed metal on the structure as architectural requirements 
states: (3) Exposed metal panels (such as corrugated metal) shall be prohibited in the C-1, C-2,C-3, 
and C-4 districts. This subsection shall not be construed to prohibit metal roofs, flashing, aluminum 
storefront associated with windows, or high-quality metal siding such as copper, bronze, or other 
decorative metal, which may be used on a case-by-case basis. Please provide more detail, example 
images, etc. on this metal material (1210.05(D)(3) Response: Acknowledged. Sample material provide to 
the City of Monroe by Jim Vaughn of Luckett and Farley Architects. 

a. A sample of base, body, cap has been received but we do not show receipt of the metal material.   
 

26.  Comment: Pole sign is prohibited in the C-2 zoning district. While not discussed in particular at the most 
recent meeting with the applicant, it is Staff’s understanding Thorntons will seek a variance for this signage 
through the Board of Zoning Appeals. This process will have to occur prior to sign permits being filed. For 
purposes of site plan approval through Planning Commission, the sign will need to be removed from all plans 
or otherwise noted on plans as not approved and will need to seek separate Board of Zoning Appeals 
approval after site plan approval. 

 
 

April 16th Case Status Update. Please note that previously updated staff comments from the March 16th meeting 
are listed in yellow and are still relevant regarding the continued tabling of the case. Additionally, updates since the 
March 16th meeting, specifically regarding rooftop signage and the architectural comments are highlighted in blue).The 
applicant requested to continue the tabling and waive the 60 day hearing/decision requirement on March 
15th, 2021: 

 

 
 
While Planning Commission subsequently did not meet in March due to a lack of a quorum, the 
continuance of the tabling was realized based on the request.   
 
The property owner also requested in a 3/15/2021 email to table the case as staff requested concurrence 
from both the applicant and property owner to ensure all parties were aware of the case status.  The 
property subsequently requested that the case be open no later than the April 20th Meeting to be heard:  
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Staff follow up via email with the property owner and the applicant to confirm receipt of the tabling 
request while reiterating the various site plan issues and the need for updated site plans as well as 
responses regarding the concurrence to meet or request to vary specific code requirements as listed in the 
report (For instance, the applicant we would need confirmation if the gas canopy is intended to be moved 
to meet code requirements or that a variance would be requested.  If such is the case, a variance for the 
setback reduction would need to be sought at the Board of Zoning Appeals prior to any decision permissible 
by Planning Commission as Planning Commission does not have the authority to do so).   
 
The property owner’s representative (Lenny Robinson) also indicated in a March 18th, 2021 email that they 
are set to meet to discuss the site and access related issues: 
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Thornton’s, as the applicant, indicated in a March 22nd email that “We’ll provide responses from the 
respective consultants to accompany our revised plans, so that it is crystal clear where we have complied & 
where we are seeking relief via a variance”: 
 

 
 
 
To date, we have not received any updated responses or revised plans as indicated by the applicant and 
as we have previously indicated would be necessary as a precursor for staff to have a productive work 
session to address the various site issues as well as to lay out the proper approval steps (i.e. Planning 
Commission versus possible Board of Zoning Appeals variance request).   
 
Section 1203.06(D)(4) Procedure to Review Site Plans specifies the Planning Commission Review and 
Decision requirements regarding tabling as well as a final determination.  While the owner has asked for 
the case to be “heard” no later than April 20th, 2021, it is staff view that the case could remain open/tabled 
until May 18th, 2021 by virtue of the continuance of a tabling from January in March (60 days) and the 
presumed continuance via 1203.06(D)(4)(c) below would require some form of action by the May meeting. 
 
As stated, Staff has not had any updates from the applicant or owner since the request for further 
information and we do anticipate that as a result of this report update, they will express their desire to 
either continue the case until May and provide responses/updated plans as indicated or request a removal 
from the table and decision by Planning Commission at the April 20th, 2021 Meeting.    



9 
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A. Background 
• Gregg Bennett, on behalf of Thornton’s LLC, has submitted a site plan application for a gas station and 

convenience store to be located at the southeast corner of State Route 63 and Gateway Boulevard.  
• The applicant is proposing a 5,500 square foot building with convenience store, 10 auto fuel pumps, 4 

semi fuel pumps, and CAT scale. 
• The site is approximately 6.22 acres currently zoned C-2 General Commercial. 
• The applicant anticipates a June construction start date and June 2022 completion date. 

 
Overhead View of Property 

     
Zoning Map of Proposed Site and Surrounding Properties 
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Eastbound on State Route 63 

 
Westbound on State Route 63 
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Northbound on Gateway Boulevard 

 
Facing South at Traders World Entrance at State Route 63 
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B. Staff Comments (While all the following comments are still relevant, specific updates since 
1/19/21 meeting highlighted in yellow. Updates since the March 16th meeting, specifically regarding 
rooftop signage and the architectural comments are highlighted in blue) 
 

• SIGNAGE: 
• In regards to the sign package proposed, the site plan application requirements does state 

to detail all sign locations, sizes, etc. in order to ensure compliance with relevant location, 
landscaping, and safety issues. The presumption is that all regulatory issues are followed 
and any requests in the application to vary or alter requirements is not within the authority 
of Planning Commission to approve. Rather, the Board of Zoning Appeal would hear any 
variance requests. Further, any commercial signage located within the right-of-way is not 
permissible (1214.05).   

• While not reviewed during the Planning Commission process, a portion of the sign package 
proposal is prohibited per code: 

• The 30-foot pole sign shown on the overall site plan is not permitted in the C-2 
zoning district and must be removed from all plans as to not indicate/cause 
confusion with approval authority or process (1214.10 Table 1214-1).  

• Further, the sign is located in the right-of-way, which is prohibited (1214.05). 
• The sign proposed on the roof of the fuel canopy is a prohibited sign type (1214.06). 

• During the administrative review for this sign package, other items such as traffic safety 
visibility triangle, setbacks, and overall maximum allotments of signage will be evaluated. 

• Until the use/site plan approval is achieved, a sign variance process with the Board of Zoning 
Appeals cannot occur.   
 

Based on the abovementioned code requirements, the site plan needs to be updated to remove or 
appropriately reflect area, sign type, and locations for all signs.  

 
 

• USE STANDARDS: 
Retail Fuel Sales is a use permitted with standards in the C-2 General Commercial zoning district. 
These standards, which are the same as Automotive Service Stations and Parts Sales, are outlined in 
1204.04(D) (15) of the Planning and Zoning Code. See below as it relates to semi-trailer truck parking: 
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• Per revised civil plans submitted by the applicant, semi parking stalls are now shown as 
“future truck parking”. These stalls and labeling must be eliminated from the site plan as 
part of the use requirements as it is not permitted. Any reference to “future stalls” can 
cause confusion with the plan and could be construed as approved via site plan approval 
(1204.04(D) (15) and (1204.04(D)(4).  

• Upon further review of the right-of-way line that is not clearly identified in context of the 
property line location, regulations states that the vehicular use areas shall not encroach 
upon any buffer required (1211.03(C).   

• The issue is further complicated by the location of the vehicular use area within the right of 
way and will need to be set back to the minimum 6 feet wide area from the right of way 
intended for required landscaping.  It should be noted that the applicant has indicated a 
new proposed right of way line but, staff is not aware of any right of way changes and the 
project must be evaluated on current known conditions (1211.03(C). 

• The fuel canopy is required to be 15 feet from closest point of right-of-way. While not 
clearly identified on the site plan, further review has shown the canopy is located partially 
within the right-of-way as identified generally by the blue highlight on site plan image on the 
next page (yellow indicates proposed property line and red indicates a proposed right of 
way line). This requirement is not met and will need to be corrected, which may require 
other site plan adjustments (1204.04(D) (15) and (1204.04(D)(4). 
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Based on the abovementioned code requirements, Staff recommends denial of the site plan. 

 
• SIDEWALKS: 

• Right-of-way sidewalks (5-foot minimum width) are required along on Gateway Boulevard 
and State Route 63. Though Planning Commission has previously waived this requirement 
for walks along State Route 63, and while the applicant now shows where a sidewalk could 
be located for future purposes, it needs to be officially engineered based on the next 
comment (1208.07). 

• As was previously indicated, Planning Commission has periodically delayed the required 
installation of the sidewalk along the State Route 63 frontage.  After further review and 
research, Staff is recommending installation of the walk concurrently with site development 
as this property represents the eastern border of the City and a logical starting point for an 
east-west pedestrian/trail connection which is further bolstered by the Lebanon-Turtlecreek 
Trail Initiative for connections in this area. (1208.07). 
 

Based on the abovementioned code requirements, Staff recommends denial of the site plan. 
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• LANDSCAPING: 
• Staff is not opposed to the landscaping proposed in the right-of-way on the northwest 

corner of the site, but the applicant will need to work with the City and ODOT to confirm 
there will be no issues with utilizing right-of-way for this purpose. Should landscaping in this 
area not be permitted or infeasible, the required landscaping must be moved elsewhere on 
site (1212.04(F). 

• A solid screen of shrubs at a minimum 36” installation height is required on the west side 
parking row (1212.07(B).  

• While it appears the sea green juniper meets the minimum height and species for 
this requirement, there are only four of these species shown (highlighted in green) 
which would not create the full screen required along the entire parking row.  

• The other plantings do not meet this height requirement, do not meet the 
evergreen requirement, or do not meet either requirement (See in yellow the 
boxwood that meets the species requirement but not the height requirement). 

• While Staff appreciates and encourages a diversity of plantings, please revise to 
show 36” evergreen species to provide appropriate coverage across the entire 
parking row. 

 
• The screen of shrubs proposed on the east side parking row shows the appropriate size and 

species, however, the number of shrubs appears to be insufficient for full screening 
coverage unless the width of each plant is approximately 5 feet wide. If solid screening is not 
achieved with the number of shrubs currently shown, additionally plantings will be required 
at time of zoning compliance inspection.   

• A parking island with associated landscaping is required on the north end of the western 
parking row. Please revise (1212.07(B). 
 

Based on the abovementioned code requirements, Staff recommends denial of the site plan. 
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• STREET TREES: 
• Street trees are required every 40’ on center along all streets (1212.06(E).      
• It appears canopy trees are proposed 40’ on center behind the sidewalk on private property 

along Gateway Boulevard but in the right-of-way along State Route 63. Street trees are 
typically located in the right-of-way tree lawn area.  However existing street trees further 
south along Gateway Boulevard are behind the right-of-way. For consistency, it may make 
sense to permit the Gateway Boulevard street trees location as proposed.  

Based on the abovementioned code requirements, Staff recommends approval of the 
proposed locations. 

 
• SCREENING: 

• As a reminder, full screening of service structures is required. This would include any 
rooftop or ground mounted equipment proposed now or determined necessary during the 
construction of the development.  

• It appears the southern side of the transformer is left open/unscreened 
(1212.09(A). 

• Front yard landscaping requires 20% of the required front yard area (20% of 50 feet being 10 
feet) be landscaped areas with a minimum 6 feet against the right-of-way along the edge of 
the property. 

• While the applicant has shown the 20% total area is met, Staff requests the 
applicant show the minimum 6 foot landscaped area along both Gateway Boulevard 
and State Route 63 (1212.08(A). 
 

Based on the abovementioned code requirements, Staff recommends denial of the site plan. 

 
• ARCHITECTURAL: 

Revised architectural plans have been submitted, updated comments are highlighted in blue. 
Retail Fuel Sales is a use permitted with standards in the C-2 General Commercial zoning district. 
These standards, which are the same as Automotive Service Stations and Parts Sales, are outlined in 
1204.04(D) (15) of the Planning and Zoning Code. See below as it relates to canopy design: 
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• The auto refuel canopy, proposed at 14’6” clearance height, exceeds the maximum 14-foot 

clearance height. Please revise (1204.04(D) (15).  
• The truck refuel canopy, proposed at 17’6” clearance height, exceeds the maximum 14-foot 

clearance height. Please revise (1204.04(D) (15). 
• Both the auto and truck refuel canopies are flat roof as opposed to gabled as required. 

Please revise (1204.04(D) (15) and (1204.04(D) (4). 
• In order to maintain consistency across plans, Staff requests revision of the elevation 

drawings on the truck refuel canopy as it shows 5 fuel pump stations where there are only 
presently 4 proposed. 

• 25% of wall area visible from a right-of-way/public road must contain windows. As the site 
has visibility from multiple points on Gateway Blvd and State Route 63, this window 
requirement applies to the south, east, and west sides in addition to the north side. The 
south side of the building does not meet this code requirement with almost no 
glass/window area proposed. Please revise (1210.05(D)(5). 

• The applicant has updated architectural elevations to show 20% window area on the 
south side, a change from the last submittal but still noncompliant. Please revise. 

• All walls visible from a public street that are at least 60 feet wide must incorporate offsets of 
at least 2 feet deep and 20 feet wide at a minimum of every 40 feet. This requirement 
applies to both the north and south sides of the building (1210.05(D)(4). Please revise to 
meet this code requirement or provide one of the following alternatives: 

• Façade material changes of the same dimensional standard as the offset 
requirement. (1210.05(D)(4). 

• Pilasters having a minimum 1-foot depth and width, and minimum 80% height of 
the building height. (1210.05(D)(4). 

• The applicant has updated architectural elevations to appear to comply with this 
section. 

• Base-body-cap percentages need to be indicated to show minimum 8% base and 8% cap 
across the entire building. While it appears the 8% base requirement is met on the majority 
of the building, it is not met on the north elevation and will require revision. Further, the cap 
proposed may not meet the 8% minimum required. Please provide accurate percentages 
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that account for the black metal coping, which is the overall cap area and does not include 
the red and black metal entrance feature as it does span across all or a majority of the 
building, to ensure these requirements are met (1210.05(D)(1). 

• The applicant has updated architectural elevations that appear to comply with this 
section. However, as the above comment stated previously, it appears the base-
body-cap percentages incorrectly account for the black and red metal entrance 
features when only the architectural metal cap, which is the overall cap area 
spanning the majority of the building, should be accounted for as the 8% cap. 

• Further evaluation of the proposed metal on the structure as architectural requirements 
states: (3) Exposed metal panels (such as corrugated metal) shall be prohibited in the C-1, C-
2, C-3, and C-4 districts. This subsection shall not be construed to prohibit metal roofs, 
flashing, aluminum storefront associated with windows, or high-quality metal siding such as 
copper, bronze, or other decorative metal, which may be used on a case-by-case basis. 
Please provide more detail, example images, etc. on this metal material (1210.05(D)(3). 
 

Based on the abovementioned code requirements, Staff recommends denial of the site plan. 
 

C. Department Comments 
• Fire Department: Fire has the right to comment during plans review. 
• Police Department: We are concerned about the exit onto 63. The right turn only going west bound 

may need some flexible delineator posts on the double yellow on 63 so people don’t try to turn east 
bound.  

• Engineering/Public Works Department:  
• The truck entrance on Eastbound SR63 does not meet the minimum guidelines for a WB-67 

type truck to correctly / safely turn into the SR 63 entrance as currently designed. It shows a 
right turn crossing over thru (not using the right drop lane) which could create conflicts with 
standard vehicular traffic using the right drop lane, potentially creating traffic safety issues 
or malfunctions which “could” potentially block eastbound thru traffic. 

• The northern exit onto Gateway shows the potential on a WB-67 type truck potentially 
blocking northbound lanes of traffic if turning west toward the interstate. It also does not 
reflect a WB-67 type truck being able to maneuver a northbound thru or a northbound right 
turn. 

• The southern entrance / exit does not designate this as being a “shared” access point with 
the remaining adjacent lot to the south. 

• This entrance does not permit a storage area for SB traffic, it also shows a truck turn issue 
with existing truck paths (turn radii) crossing the center lane markings creating potential 
traffic safety issues 

• The spacing between access driveways does not meet our code. 
• The intersection of Gateway and SR63 will require the developer to comply with Federal 

ADA guidelines and make the entire intersection now ADA compliant due to the extension 
of the walk being required. This may entail additional pedestrian crossing signals, pedestrian 
buttons, wiring, timing adjustments, signage, curb removals etc… (As this is an ODOT 
highway/roadway, they may determine necessity of not only an E-W crossing on the south 
side but also for an additional northbound crossing to be included). 
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• Show existing utilities in Gateway right of way. 
• Potential issues with underground storage / tanks in close proximity with property lines with 

steep grades. 
• All details and specifications will need to meet ODOT 2019 (latest revision) and City of 

Monroe. 
 

 TRAFFIC IMPACT STUDY  
 Per 1211.05 Gateway Blvd is a major arterial and requires median opening spacing of 

650 feet.  
 For Gateway, this measurement would begin at the end of the current north 

bound left turn lanes.  Site plan location is approximately 300 feet.  
 Analysis of Developers TIS under the guidelines of 1211.04 does not warrant Full Access 

Location as proposed.   The Analysis:  
 Did not include all future traffic in Analysis, and;  
 Does not disprove that the City’s evaluation that warrants the location of a full 

access point at least 850' south of SR63  
 Does not account for the proposed full access point which requires a median cut 

which is proposed within current north bound left turn lanes. 
 1211.05 requires first access point along major arterial to be 350 feet from intersection.  

 First proposed access point on Gateway is approximately 100 feet from the SR63 
intersection.  

 Proposed right in right out access on SR63 does not meet the 1211.05 
requirement of 350 feet from the Gateway intersection.  

i. It is also recommended that a tangent section be constructed east of 
Gateway Boulevard radius return for at least 50 feet prior to beginning 
the diverging taper for the right turn lane, therefore the right in right 
out access would be located with the code requirement of 350 feet 
from Gateway Boulevard. First proposed access point on SR 63 does not 
meet this requirement. 

 1211.05 requires spacing between access points on a major arterial (Gateway) to be 
350.  

 Proposed spacing between access points on Gateway is 285 feet.  
 Analysis of Site TIS does not warrant approval of site driveways. 

 The 300 ft. southbound left-turn lane proposed in the study is not included on 
the Site Plan.  

i. Per the applicants own study, the proposed access location should not 
reduce or impede the required northbound left turn lane storage at full 
build out.  

Since the requirements of 1211 are not met, and based on the abovementioned code requirements, 
Staff recommends denial of the site plan.  
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D. Staff Recommendation 
• As Planning Commission recalls, Case No. 2021-1-1 was tabled on January 19, 2021 after a 

recommendation for denial by Staff due to the number of significant zoning and engineering issues 
that remained unresolved at the time of the meeting. 
 

• Per the Monroe Planning and Zoning Code 1203.06(D)(4), Planning Commission must take action on a 
site plan application within 60 days: 

 
 

• Per this section, Planning Commission may choose to approve, approve with conditions, deny, or 
extend the period of review for an additional 60 days. 
 

• As outlined in this report, over the last two months, there remains significant zoning and engineering 
noncompliance that has yet to be resolved and/or has not shown forward progress towards 
compliance. 1203.06(E) outlines the criteria Planning Commission utilizes to decide on site plan 
applications: 

 
•  Of the above listed criteria, 1203.06(E) (1) and 1203.06(E) (2) are most applicable to this case, as the 

submittal is inconsistent with a number of code requirements and is not in compliance with the zoning 
district. 
 
Due to the continuing and significant outstanding issues, Staff recommends denial of the site plan 
application. 
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II. Case No. 2021-6-10— Consideration of a site plan application for Century 
Mold. 

A. Background 
• Cincinnati Commercial Contracting has submitted a site plan application for an expansion to the 

existing Century Mold building located at 55 Wright Drive. 
• The expansion will be 54,740 square feet of additional warehousing space. The existing space is just 

under 50,000 square feet and is comprised of administrative office area and 
warehousing/manufacturing area. 

• The property is approximately 7.5 acres and is zoned L-1 Light Industrial. 
• The applicant anticipates a September start date and March 2022 construction completion date. 

 

 
Overhead View of Property 

 
Zoning Map of Proposed Site and Surrounding Properties 



23 
 

 
Southbound on Wright Drive 

 
Facing East on Wright Drive 
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Facing Southeast on Wright Drive 

 

 

B. Staff Comments 
• PARKING: 

• Because of the size of the expansion, all parking must come into compliance with current 
code standards. 94 stalls total are required based on existing office/administrative area, 
existing warehouse/manufacturing area, and the proposed expansion. With the 10% waiver 
granted by right to the applicant, this number may be reduced to no less than 85 parking 
stalls.  

• The existing site has 19 parking stalls. The applicant has shown an additional 30 parking 
stalls as part of the expanded area and an additional 36 spaces in shadow parking to meet 
the required 85 spaces. 

• The access drive proposed along the south end of the property is intended to meet Fire 
department access requirements. The drive is proposed as gravel, which is prohibited. All 
vehicular use areas must be paved solid surface. 

• The applicant requests to keep the access drive as gravel. 
• LANDSCAPING: 

• A minimum 20% of the required front yard area—4 feet by the length of the front yard—
with a minimum 6 foot depth adjacent to ROW must be landscaped. Perimeter canopy trees 
required for the site can count toward this requirement.  

• The applicant has included landscaping along the Wright Drive frontage, though it is 
not shown directly against the right-of-way. 

• Landscaped islands on the interior parking row to the southwest of the site require canopy 
trees. 

• SCREENING: 
• As a reminder, all proposed and future rooftop or ground-mounted equipment must be 

screened from view. 
• Dumpsters are required to be located out of the front yard and must be fully screened. 

• The applicant has requested to keep the existing placement and wood fencing for 
the dumpster. 
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• All truck docks shall be located to not be visible from any public ROW or residential district. 
If not feasible per Planning Commission or the Code Enforcement Officer, screening at 75% 
opacity minimum up to 10 feet in height is required. Screening may include landscaping, 
walls/fencing, mounding or a combination. 

• Three dock doors are proposed on the west side of the building with visibility to 
Wright Drive. 

• A large number of evergreen trees, along with a number of canopy and ornamental 
trees, have been proposed adjacent to the docks to screen from the street.  

• Service doors shall not be visible from any public right-of-way or residential district. 
Screening at 50% minimum up to 6 feet in height is required if service door is unable to be 
located elsewhere. Screening may include landscaping, walls/fencing, mounding or a 
combination of those items. 

• One existing service door is located on the north side (far left) and south side (right) 
of the building with visibility from Wright Drive.  

• Given the location of access drives from Wright Drive, it is uncertain where 
screening measures would be located to further obscure visibility of the service door 
from the west. 

• ARCHITECTURAL: 
• Any wall facing a public street or right-of-way is required a minimum 25% masonry [clay 

brick, natural stone, manufactured stone with natural appearance, minimum 15% accent 
material [EIFS, glass (which could be windows), tile], and maximum 60% secondary building 
materials (concrete panels, stucco, CMU, metal panels). The west side facing Wright Drive 
would be required this mix of building materials. 

• Staff requests clarification that the texture wall panel intended to meet the accent 
material requirement is EIFS. 

• While Planning Commission has previously approved CMU as a material in the past, 
CMU is not a permitted primary masonry material and its use will be determined by 
Planning Commission. 
 

C. Department Comments 
• Fire Department: No comment. 
• Police Department: No comment. 
• Public Works/Engineering: Engineering under review. 

 

D. Staff Recommendation 
 
Staff recommends approval of the site plan and conditional use with the following conditions: 

• The applicant will revise plans to locate and screen the dumpster to meet code. 
• The applicant will revise the landscape plan to include the two required canopy trees in the 

landscape island at the southeastern interior parking row as outlined in the report. 
• The applicant will revise plans to show the access drive as a solid surface, either concrete or asphalt. 
• As a reminder, minimum size and species requirements related to landscaping must be met. 
• As a reminder, if groundmounted or rooftop equipment becomes necessary in the future, screening 

will be required. 
• All other Staff comments to be met and any future Engineering review requirements. 
• Architectural requirements be approved as proposed to recognize compatibility with the structure 

noting that it is not on a major corridor and at the end of a cul-de-sac. 
• A GIS compatible file of finalized plans be submitted. 
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III. Administrative Report—Housing Concept for Shops of Monroe Crossings 
Property 

A. Introduction 

• Staff has been approached by JoJo Schwarz and others, representing developer at Monroe Crossings, 
regarding a higher density development option within the city. As many of our Planning Commission 
members are new, we want to present a brief history of the current zoning and policies of the City, the 
context of the 2018 Housing Study, and the draft Comprehensive Plan update that will be headed 
through the adoption process this summer. 

• The City has not had higher density development in a number of years. Higher density development 
has not been directly supported by the last comprehensive plan and subsequent growth policies. 
However, starting with the 2018 Housing Study and through continued conversations throughout our 
current Comprehensive Plan update, we have seen potential support for possible townhomes, condos, 
and multi-family options as long as it is responsibly developed within any current and upcoming 
guidelines and helps to promote a smart growth process.  

• Council did not outright support higher density as presented in the 2018 Housing Study as one of 
several viable options of development. Instead, the focus remained on “higher end single family 
homes”, though some questions did leave the door open that it could be considered if the place in 
town were combined with the right product.   

• The current Comprehensive Plan update has built upon trying to illustrate to the community where 
these “right places” might be while adhering to what the Comprehensive Plan Steering Committee and 
the community desires from a regulation perspective. While the Plan is not complete, the City is 
nearing the end of the process and hopes to have an official policy document adopted soon.   

• From the perspective of growth, the City population is approximately 14,000. The Steering Committee 
has established a desire to grow to approximately 20,000 long-term. 

B. Housing Concept  

• JoJo Schwarz, currently developing Section 5 of Monroe Crossings, has been in communication with 
the City regarding property towards the west end of the Monroe Crossings development located along 
Roden Park Drive and Crossing Boulevard for potential attached single-family homes. 

• The proposed site would contain 101 attached single-family homes with a density of 5 units per acre. 

• The property in discussion is approximately 21 acres in total and is presently zoned for commercial use 
(C-4 Gateway Commercial) under the Shops of Monroe Crossings Planned Unit Development (PUD). 
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Zoning Map of Proposed Development 
 

 
Overhead View of Proposed Development 
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Northbound on Crossings Boulevard 

 
Southbound on Crossings Boulevard 

 
Eastbound on Roden Park Drive 
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Westbound on Roden Park Drive 

 
Overlook Development in West Chester 
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Overlook Development in West Chester 

 
Overlook Development in West Chester 
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Overlook Development in West Chester 
 

C. Current Code Implications 
• As the Code exists today, the zoning of the property does not allow for any type of residential 

development. As such, an application to rezone the property from its current C-4 classification to R-4 
Multi-Family Residential is required. The zoning map amendment process would require a public 
hearing and both the Planning Commission level and at City Council, who ultimately 
approves/disapproves such requests. Currently, the applicant is proposing to rezone the base zoning 
of the property and remain under the Planned Unit Development (PUD). 

• While the PUD offers some room for flexibility in the specific regulations for such a development if 
approved, the following are just some existing base code considerations: 

• Overall Site: 
• The use standards for multi-family dwellings are outlined below: 

 
• Buffer yard Type A required as proposed multi-family use adjacent to single-family 

residential use. The conceptual plan does show space for that buffer to be developed. 
• Formal and informal open space would be required. Based on 20 acres, 1 acre of formal 

open space (programmed space) and 3 acres of informal open space (passive space) would 
be required. Open space cannot come from unusable areas such as easements, streams, 
flood areas, etc. The preliminary site plan shows about 0.95 acres of formal open space, yet 
to be determined in terms of programming. 

• Further review would be required regarding private streets in terms of width and access for 
Fire and school buses.  

• There may be a concern regarding visitor parking areas, on-street parking, and the use of 
one-way streets.   
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• Architectural: 
• Based on renderings provided, it appears some of the models have more than 25% siding 

permitted on the front elevations. The maximum on front elevations is 25%, with 75% 
required to be brick or stone. 

• Front elevations must incorporate variation in mass through methods such as wall offsets 2 
feet deep, bay windows, façade color changes, use of pilasters/columns, roofline changes, 
etc. Based on information provided, it appears wall offsets, façade color changes, 
columns/pilasters, and roofline changes have been incorporated. 

• Side and rear elevations must contain a minimum 50% brick or stone. As side elevations 
have not been provided, it is uncertain whether this minimum is met. 

• Front and side facades (on buildings located on corner lots) must include a combination of 
design elements such as dormer windows/cupolas, recessed entrances, covered porches, 
pillars/posts/pilasters, bay windows, multiple windows with minimum four inch trim, etc. 
Again, while side elevations have not been seen yet, the front elevation does appear to 
show multiple windows, recessed entrances with covered porches, and pillars/posts. 

• Vinyl is a primary material proposed for this development, which is currently prohibited per 
code. 

D. Planned Unit Development Implications 
• The Shops of Monroe Crossings PUD was established in 2007 with the vision to develop a retail 

shopping center along both sides of Roden Park Drive between Route 4 and Crossings Boulevard. 
Specific site plans, landscaping and buffer plans, building design criteria, and signage plans were 
developed to create a cohesive commercial development.  

• Since that time, retail use as anticipated has not anticipated. Presently, a Speedway fuel station and 
convenience store has developed at the corner of Route 4 and Roden Park Drive. As commercial has 
not developed in the area, the property owner sought other development and is now proposing this 
residential concept for the eastern portion of the property. 

E. Draft Comprehensive Plan Implications 
• The draft Comprehensive Plan focuses on pedestrian-friendly environments. A major piece of 

feedback heard from the community is a desire for more pedestrian connectivity.  To follow the 
community desire for walkability, the comprehensive plan will prioritize developments closer to the 
road that are not auto-focused, that include community gathering space and varied architectural 
characteristics to create a sense of place.    

• With this recommendation coming from this policy document, Staff would ask that the developer 
explore moving garages to the rear of the houses for at least some of the homes, particularly those 
that face Roden Park Drive and Crossings Boulevard.   

• The draft Future Land Use Map makes a designation of Mixed Residential, which includes single-family 
detached homes, townhomes, and duplexes with typically 4 units to the acre. This use is intended for 
suburban and infill development and should emphasize connectivity and walkability. The proposed 
development has a density above the draft recommendation of the Comprehensive Plan, but does 
introduce a new type of housing in the overall context of the Monroe Crossings subdivision. 

• Another major component of the Comprehensive Plan is related to growth expectations as an impact 
on the school district, safety services, etc. Staff would like to better understand the anticipated person 
per unit at this location. The Future Land Use Map land use is in part designed to accommodate 
residential growth per the Steering Committee’s desired goal of 6,000 more people, or about 20,000 
residents total long-term. 

• While this is still conceptual, if this were to develop, it will be imperative to work with the developer 
to understand phasing of the development and coordinate with the school district and City services 
accordingly. 
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• In terms of vision and look of higher density housing, the Steering Committee, in past meeting 
discussions, has been supportive of the following type of developments (refer to the mixed 
residential/multi-family images below): 



34 
 

 



35 
 

 

 

 

 

 



36 
 

 

• With the emphasis on design, Staff has researched a few potential areas that may fit to combine auto-
oriented uses and with pedestrian emphasis.  Mason Oaks is one such site that has both, emphasizing 
the pedestrian on the Mason-Montgomery Road frontage, with the internal area having garage fronts.   

• It should be noted that this example is intended to illustrate/explore a combination of both auto-
oriented and less auto-oriented design. It is not suggestive of a preferred architectural or layout 
design. 

• The PUD overlay could offer more flexibility on front yard setbacks to push fronts of homes closer to 
the streets they front (Roden Park Drive and Crossings Boulevard).  
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F. Conclusion  
• Presently, there is no vacant land in Monroe that would permit the type of housing proposed.  
• The draft Comprehensive Plan, which has yet to be formally adopted through Planning Commission 

and City Council, does designate this property for Mixed Residential, which is fairly close to the 
concept presented in terms of housing type and density. 

• The concept presented would add diversity to the fairly homogenous housing stock in Monroe, an 
issue highlighted in the 2018 Housing Study. 

• Considerations regarding this concept and any other housing development include: meeting 
architectural criteria, connectivity/walkability, quality design, and responsible growth as it relates to 
meeting the City’s draft population growth goal and impact on other development, schools, and safety 
services. 
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IV. Administrative Report—Housing Concept for Simon Property Group Property 

A. Introduction 

• Staff has been approached by representatives with Metropolitan Holdings, housing developer working 
with Simon Property Group, regarding a higher density development option within the city. As many 
of our Planning Commission members are new, we want to present a brief history of the current 
zoning and policies of the City, the context of the 2018 Housing Study, and the draft Comprehensive 
Plan update that will be headed through the adoption process this summer. 

• The City has not had higher density development in a number of years. Higher density development 
has not been directly supported by the last comprehensive plan and subsequent growth policies. 
However, starting with the 2018 Housing Study and through continued conversations throughout our 
current Comprehensive Plan update, we have seen potential support for possible townhomes, condos, 
and multi-family options as long as it is responsibly developed within any current and upcoming 
guidelines and helps to promote a smart growth process.  

• Council did not outright support higher density as presented in the 2018 Housing Study as one of 
several viable options of development. Instead, the focus remained on “higher end single family 
homes”, though some questions did leave the door open that it could be considered if the place in 
town were combined with the right product.   

• The current Comprehensive Plan update has built upon trying to illustrate to the community where 
these “right places” might be while adhering to what the Comprehensive Plan Steering Committee and 
the community desires from a regulation perspective. While the Plan is not complete, the City is at the 
tail end of the process and hopes to have an official policy document adopted soon.   

• From the perspective of growth, the City population is approximately 14,000. The Steering Committee 
has established a desire to grow to approximately 20,000 long-term. 
 

B. Housing Concept 
• Metropolitan Holdings, along with property owner Simon Property Group, has been in contact with 

the City regarding property near the Interchange, just north of the Cincinnati Premium Outlets for a 
multi-family housing development. 

• The proposed site would contain 304 units with a density of 19.5 units per acre. 
• The property in discussion is approximately 15.6 acres in total and is presently zoned for commercial 

use (C-2 Gateway Commercial) under the Cincinnati Premium Outlets Planned Unit Development 
(PUD). 
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Zoning Map of Proposed Development 

 
Overhead View of Proposed Development 
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Southbound at Intersection of Corridor Park Drive and Premium Outlets Drive 

 
Southbound on Corridor Park Drive 
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Eastbound on Premium Outlets Drive 

 
Along Access Drive for Outlet Mall (Southwest Side of Proposed Site) 
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Images of Concept in Dayton 

 
Images of Concept in Dayton 
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Images of Concept in Dayton 

 
Images of Concept in Dayton 
 

C. Current Code Implications 
• Per today’s code, the zoning of the property does not allow for any type of residential development. 

As such, an application to rezone the property from its current C-2 PUD classification to R-4 Multi-
Family would be necessary. The zoning map amendment process would require a public hearing and 
both the Planning Commission level and at City Council, who ultimately approves/disapproves such 
requests. Currently, the applicant is proposing to rezone the base zoning of the property and is not 
necessarily seeking to be removed from the Planned Unit Development (PUD). 
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• While the PUD offers some room for flexibility in the specific regulations for such a development if 
approved, the following are just some existing base code considerations: 

• Overall Site: 
• The use standards for multi-family dwellings are outlined below: 

•  
• Formal and informal open space would be required. Based on 15.6 acres, 0.78 acres of 

formal open space (programmed space) and 2.3 acres of informal open space (passive 
space) would be required. Open space cannot come from unusable areas such as 
easements, streams, flood areas, etc. Though total acreage is not known, the applicant is 
proposing a clubhouse and a pool/amenity area. 

• Further review would be required regarding access for Fire and school buses.  
• The density shown on the conceptual site plan is significantly higher than the maximum 8 

units per acre currently permitted for multi-family development.  
• Architectural: 
• Based on the images provided, it appears most models, while incorporating a mix of 

materials, have more than 25% siding permitted on the front elevations. The maximum 
permitted on front elevations is 25%, with 75% required to be brick or stone. Side and rear 
elevations must contain a minimum 50% brick or stone. 

• Front elevations must incorporate variation in mass through wall offsets 2 feet deep, bay 
windows, façade color changes, use of pilasters/columns, roofline changes, etc. Based on 
images provided, some of the building types incorporate wall offsets, columns, and façade 
color changes. There is a variety of rooflines across the site. 

• Front and side facades (on buildings located on corner lots) must include a combination of 
design elements such as dormer windows/cupolas, recessed entrances, covered porches, 
pillars/posts/pilasters, bay windows, multiple windows with minimum four inch trim, etc. 
Because this development would occur on one lot, there technically not be corner lots. 
Across the models shown, buildings do incorporate recessed entrances, covered porches, 
pillars/posters, and multiple windows. 

• Vinyl is currently prohibited per code, which is a primary material proposed to be utilized for 
the development. 

 
D. Planned Unit Development Implications 

• The Planned Unit Development in this area was developed exclusively to manage the signage for the 
outlet mall, and its outparcels, as a major regional retail use. As such, there are not necessarily 
regulations that contradict this development in terms of use. 
 

E. Draft Comprehensive Plan Implications 
• The draft Comprehensive Plan focuses on pedestrian-friendly environments. A major piece of 

feedback heard from the community is a desire for more pedestrian connectivity.  To follow through 
on the community’s desire for walkability, the Comprehensive Plan will prioritize developments closer 
to the road that are not auto-focused, that include community gathering space, and incorporate 
varied architectural characteristics to create a sense of place.    
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• With this recommendation coming from this policy document, this housing concept does engage both 
Corridor Park Drive and Premium Outlets Drive with units with front porches facing out towards the 
street. 

• In the general vicinity of the Simon Property Group owned land, the draft Future Land Use Map makes 
a designation of Transitional. “Transitional” signifies an area that may redevelop in some way due to a 
variety of site, economic, or environmental factors in the long-term. This designation is intentionally 
flexible. 

• The Steering Committee, in past meeting discussions, has been supportive of the following type of 
higher density developments (refer to the mixed residential/multi-family images below): 
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• Another major component of the Comprehensive Plan is related to growth expectations as an 

impact on the school district and safety services. Staff has requested information from the 
developer to better understand the anticipated person per unit at this location based on their 
market analysis and previous development.  

• The Future Land Use Map land use is in part designed to accommodate residential growth per the 
Steering Committee’s desired goal of 6,000 more people, or about 20,000 residents total long-term. 
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• While this is still conceptual, if this concept were to develop, it will be imperative to work with the 
developer to understand phasing of the development and coordinate with the school district and 
City services accordingly. 

F. Conclusion 
• Presently, there is no land in Monroe that would permit the type of housing proposed by 

Metropolitan Holdings.  
• The draft Comprehensive Plan, which has yet to be formally adopted through Planning Commission 

and City Council, while designating certain areas of town for higher density housing, does not 
specifically designate this particular property for housing.  

• However, the draft Comprehensive Plan’s Transitional future land use designation does leave a 
certain level of flexibility for the Simon Property Group development area. 

• The concept presented would add diversity to the fairly homogenous housing stock in Monroe, an 
issue highlighted in the 2018 Housing Study. 

• Considerations regarding this concept and any other housing development include: 
connectivity/walkability, quality design in meeting architectural criteria, and responsible growth as it 
relates to meeting the City’s draft population growth goal and impact on other development, 
schools, and safety services. 
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Project Narrative

This project consists of constructing a commercial building addition at the southeast corner of
Wright Drive in Monroe, Ohio.  Storm water detention for the addition will be provided by creating a
surface detention basin at the northeast end of the site. We have modeled our storm water design on
current City of Monroe Storm Water Regulations.

Existing Conditions

The site is a 7.5 acre lot located at the southeast corner of the cul-de-sac at the end of Wright
Drive.  There is currently a commercial building with paved parking area and a detention basin at the
northwest corner of the site.  The existing basin collects the runoff from about 3.05 acres of the site
which includes the existing building and pavement.  The basin outlets to a roadside ditch which drains
north to Coldwater Creek located approximately 1300 feet north of the site.  The remainder of the
site drains north and east through a wooded area and into another ditch which also leads to
Coldwater Creek.

 The time of concentration for the existing conditions was found to be 26 minutes using the
overland flow chart found in the Butler County regulations appendix D, table D-4.  The predeveloped
runoff coefficient used in the calculations was 0.33.

Proposed Drainage

To provide stormwater detention for the proposed building addition and new pavement area, a
surface detention basin will be constructed at the northeast corner of the site which will outlet
through a control structure and into the existing ditch.  Approximately 0.79 acres of the area that
drains to the existing basin will be redirected to the proposed basin.  Most of the proposed new
pavement is within this area.  Redirecting this area to the new pond allows a reduction in total area
(and the value of C*A) to the existing basin so no modification should be required in the existing basin
to account for the proposed added impervious surface.

Without the redirection, the area that would drain to the proposed basin is 2.74 acres with a
C-value of 0.33.  Adding the 0.79 acres and proposed impervious surfaces brings the proposed basin's
total drainage area to 3.57 acres with an increased C-value of 0.63.

The required storage volume was determined by finding the critical storm and then using
Hydraflow to model the detention system.  An orifice through a weir wall will control the release
rates from the detention structure.  The orifice is sized such that the release rate due to the critical
storm event in the post-developed condition is restricted to the runoff rate due to a 1-year storm in
the pre-developed conditions.  Less frequent, more intense storms should be restricted to the
pre-developed runoff rate due to one design storm lower (i.e. Q50yr-post < Q25yr-pre).  In this case the
critical storm was found to be the 25-year storm.

The pre-developed time of concentration of 26 minutes was used again for the post-developed
condition in the Hydraflow model so that similar storms are being compared.  Through an iterative
process of sizing the detention system and controlling orifice to meet the requirements, the required
storage volume was found to be 17,336 ft3 during the 100-year storm event and the release rates can
be controlled by a 7” orifice.  Hydrographs are attached showing that all design storms up to the
critical storm are restricted to the peak discharge rate of the 1-year storm in predeveloped
conditions.  There is approximately 43,000 cf of storage in the proposed basin (24,600 if allowing 1
foot of freeboard).

A smaller 1.25” orifice will be placed in the bottom of the control structure to provide a water
quality treatment through extended detention with a 48-hour drawdown time, based on OEPA's
requirements in the construction stormwater general permit.

We have designed the erosion and sediment control to minimize sediment loss during
construction by using silt fencing, inlet controls, and temporary sediment control.  We have included
notes to discuss stabilization of ground.  Upon completion and stabilization there will be grass and
landscaping to be placed around the perimeter of the property.  Upon completion, this project should
have a good stable buffer around the property which should help water quality and storm water
management.
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1.1 SEEDBED PREPARATION A. LIME (IN LIEU OF A SOIL TEST RECOMMENDATION) ON ACID SOIL (ph=5.5 OR LESS) AND SUBSOIL AT A RATE OF 100 POUNDS PER 1000 SF, OR TWO (2) TONS PER ACRE OF AGRICULTURAL GROUND LIMESTONE. B. FERTILIZER (IN LIEU OF A SOILS TEST RECOMMENDATION) SHALL BE APPLIED AT A RATE OF 12-15 POUNDS (25 POUNDS FOR PERMANENT SEEDING) PER 1000 SF OF 10-10-10 OR 12-12-12 ANALYSIS OR EQUIVALENT. 1.2 SEEDING 1. TEMPORARY SEEDING MIXTURE SEEDING PERIOD  TYPE    RATE (1000 SF) TYPE    RATE (1000 SF) RATE (1000 SF) SPRING AND SUMMER  1. OATS   3 LBS 1. OATS   3 LBS 3 LBS 2. PEREN. RYEGRASS 1 LBS 1 LBS 3. TALL FESCUE  1 LBS 1 LBS FALL    1. PEREN. RYEGRASS 1 LBS 1. PEREN. RYEGRASS 1 LBS 1 LBS 2. RYE   3 LBS 3 LBS 3. WHEAT  3 LBS 3 LBS 4. TALL FESCUE  1 LBS 1 LBS 2. PERMANENT SEEDING MIXTURE SEEDING PERIOD  TYPE    RATE (1000 SF) TYPE    RATE (1000 SF) RATE (1000 SF) SPRING, SUMMER,  1. CREEPING RED FESCUE 0.5 LBS 1. CREEPING RED FESCUE 0.5 LBS 0.5 LBS AND FALL      DOMESTIC RYEGRASS 0.25 LBS    DOMESTIC RYEGRASS 0.25 LBS 0.25 LBS    KENTUCKY BLUEGRASS 0.25 LBS 0.25 LBS 2. TALL FESCUE  1 LBS 1 LBS 3. DWARF FESCUE 1 LBS 1 LBS 2-1 SEEDING FOR STEEP BANKS OR CUTS SPRING, SUMMER,   1. TALL FESCUE  1 LBS 1. TALL FESCUE  1 LBS 1 LBS AND FALL   2. CROWNVETCH  0.25 LBS 2. CROWNVETCH  0.25 LBS 0.25 LBS    TALL FESCUE  0.50 LBS 0.50 LBS 3. FLATPEA  0.50 LBS 0.50 LBS    TALL FESCUE  0.50 LBS 0.50 LBS 2-2 SEEDING FOR WATERWAYS AND ROAD DITCHES SPRING, SUMMER  1. TALL FESCUE   1 LBS 1. TALL FESCUE   1 LBS 1 LBS AND FALL B.  APPLY THE SEED UNIFORMLY WITH A CYCLONE SEEDER, DRILL, CULTIPACKER SEEDER, OR HYDROSEEDER (SLURRY MAY INCLUDE SEED AND FERTILIZER) PREFERABLY ON A FIRM, MOIST SEEDBED.  SEED WHEAT OR RYE NO DEEPER THAN ONE (1) INCH. SEED RYEGRASS NO DEEPER THAN ONE QUARTER ( ) OF AND INCH. 14) OF AND INCH. 

AutoCAD SHX Text
TEMPORARY AND PERMANENT SEEDING( CONT.) C. WHEN FEASIBLE, EXCEPT WHERE A CULTIPACKER TYPE SEEDER IS USED, THE SEEDBED SHOULD BE FIRMED FOLLOWING SEEDING OPERATIONS WITH A CULTIPACKER, ROLLER, OR LIGHT DRAG.  ON SLOPING LAND SEEDING OPERATIONS SHOULD BE ON THE CONTOUR WHEREVER POSSIBLE. D. OTHER SEEDING SPECIES MAY BE SUBSTITUTED FOR THESE MIXTURES. E. THESE SEEDING RATES NEED TO BE INCREASED TWO TO THREE TIMES IF THEY ARE TO BE USED AS A LAWN. 2. DORMANT SEEDING A. TEMPORARY SEEDING-AFTER NOVEMBER 1, USE MULCH ONLY. B.  PERMANENT SEEDING- SEEDINGS SHOULD NOT BE PLANTED FROM OCTOBER 1 THROUGH NOVEMBER 20.  THE FOLLOWING METHODS MAY BE USED TO MAKE A "DORMANT SEEDING"; 1. FROM OCT. 1 THROUGH NOV. 20, PREPARE THE SEEDBED, ADD THE REQUIRED AMOUNTS OF LIME AND FERTILIZER, THEN MULCH AND ANCHOR.  AFTER NOV. 20, AND BEFORE MARCH 15, BROADCAST THE SELECTED SEED MIXTURE.  INCREASE THE SEEDING RATES BY 50% FOR THIS TYPE OF SEEDING. 2. FROM NOV. 20 THROUGH MARCH 15, WHEN SOIL CONDITIONS PERMIT, PREPARE SEEDBED, LIME AND FERTILIZE, APPLY THE SELECTED SEED MIXTURE, AND MULCH AND ANCHOR.  INCREASE THE SEEDING RATES BY 50% FOR THIS TYPE OF SEEDING. 3. MULCHING A. MULCH SHALL CONSIST OF SMALL GRAIN STRAW (PREFERABLY WHEAT OR RYE) AND SHALL BE APPLIED AT THE RATE OF TWO TONS PER ACRE OR 100 POUNDS PER 1000 SF. B. SPREAD THE MULCH UNIFORMLY BY HAND OR MECHANICALLY SO THE SOIL SURFACE IS COVERED. C. MULCH ANCHORING METHODS: 1. MECHANICAL- USE A DISK, CRIMPER, OR SIMILAR TYPE TOOL SET STRAIGHT TO PUNCH OR ANCHOR THE MULCH INTO THE SOIL. 2. ASPHALT EMULSION-APPLY AT THE RATE OF 160 GALLONS PER ACRE INTO THE MULCH AS IT IS BEING APPLIED. 3. MULCH NETTING-USE ACCORDING TO THE MANUF. RECOMMENDATIONS. 4. IRRIGATION SUPPLY NEW SEEDLINGS WITH ADEQUATE WATER FOR PLANT GROWTH UNTIL THEY ARE FIRMLY ESTABLISHED.
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NOTE: PROVIDE PERIODIC TOP DRESSING WITH 1- " TO 3- " 12" TO 3- " 12" AGGREGATE, AS NECESSARY. 
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NOTES: FILTER FABRIC SHALL BE FASTENED TO WOODEN POSTS USING 1/2" HEAVY DUTY STAPLES. FILTER FABRIC SHALL BE PLACED IN A CONTINUOUS ROLL TO MINIMIZE THE OCCURANCE OF JOINTS. WHERE JOINTS CANNOT BE AVOIDED, FABRIC SHALL BE SPLICED TOGETHER AT SUPPORT POSTS, WITH A MINIMUM OF 6-INCH OVERLAP, AND SECURLY SEALED.
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INSTALLATION:  STAND GRATE ON END. PLACE DANDY BAG OVER GRATE. FLIP GRATE OVER SO THAT OPEN END IS UP. PULL UP SLACK. TUCK FLAP IN. BE SURE END OF GRATE IS  COMPLETELY COVERED BY FLAP OR DANDY BAG WILL NOT FIT PROPERLY. HOLDING HANDLES, CAREFULLY PLACE DANDY  BAG WITH GRATE INSERTED INTO CATCH BASIN FRAME SO THAT RED DOT ON THE TOP OF THE DANDY BAG IS VISIBLE.
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UNLESS OTHERWISE NOTED, STANDARDS AND SPECIFICATIONS ESTABLISHED IN THE LATEST EDITION OF THE OHIO DEPARTMENT OF NATURAL RESOURCES "RAINWATER AND LAND DEVELOPMENT" MANUAL, CURRENT EDITION, SHALL GOVERN THE EROSION AND SEDIMENT CONTROL INSTALLATIONS SPECIFIED ON THIS PLAN. THE DEVELOPER AND CONTRACTOR SHALL ABIDE BY THE RULES AND REGULATIONS SET FORTH IN THE OHIO EPA PERMIT NO. OHC000004-"AUTHORIZATION FOR STORM WATER DISCHARGES ASSOCIATED WITH CONSTRUCTION ACTIVITY UNDER THE NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM (NPDES)."  CONTRACTOR SHALL REMOVE EXISTING GROUND COVER ONLY AS NECESSARY FOR THE PROJECT PHASE CURRENTLY UNDER CONSTRUCTION. SEDIMENT CONTROL STRUCTURES SHALL BE FUNCTIONAL THROUGHOUT THE COURSE OF EARTH DISTURBING ACTIVITY.  SEDIMENT BASINS AND PERIMETER SEDIMENT BARRIERS SHALL BE IMPLEMENTED PRIOR TO GRADING AND WITHIN SEVEN DAYS FROM THE START OF GRUBBING.  THEY SHALL CONTINUE TO FUNCTION UNTIL THE UP SLOPE DEVELOPMENT AREA IS RESTABILIZED.  AS CONSTRUCTION PROGRESSES AND THE TOPOGRAPHY IS ALTERED, APPROPRIATE CONTROLS MUST BE CONSTRUCTED OR EXISTING CONTROLS ALTERED TO ADDRESS THE CHANGING DRAINAGE PATTERNS. SOIL STOCKPILED MUST BE STABILIZED AND PROTECTED WITH SEDIMENT TRAPPING TO PREVENT SOIL LOSS. SILT FENCES AND "INLET FILTERS" ARE TO BE CONTINUOUSLY MAINTAINED BY THE DEVELOPER AND/OR CONTRACTOR UNTIL ALL DANGER OF EROSION/SEDIMENTATION OCCURRING HAS BEEN ELIMINATED. ALL GROUND SURFACE AREAS THAT HAVE BEEN EXPOSED OR LEFT BARE AS A RESULT OF CONSTRUCTION AND ARE TO FINAL GRADE AND ARE TO REMAIN SO, SHALL BE SEEDED AND MULCHED AS SOON AS PRACTICAL IN ACCORDANCE WITH STATE OF OHIO SPECIFICATION ITEM 659, AND PER TABLE LISTED ON THIS SHEET "STABILIZATION." EXCAVATION CONTRACTOR SHALL TAKE EXTREME CARE TO PREVENT MUD AND DEBRIS FROM ENTERING EXISTING STORM SEWERS AND WATER COURSES. THE CONTRACTOR SHALL KEEP EXISTING PAVEMENT SURROUNDING THE SITE "BROOM CLEAN" AND FREE OF SOIL OR AGGREGATE THAT MIGHT BE BROUGHT OFF-SITE. THE CONTRACTOR IS RESPONSIBLE FOR KEEPING THE STREET/PARKING LOT CLEAN BY PREVENTING DEBRIS, MUD, DIRT, ETC. FROM BEING TRACKED ONTO THE STREET/PARKING LOT.  THE CONTRACTOR IS RESPONSIBLE FOR CLEANING DEBRIS, MUD, ETC. FROM THE STREET IMMEDIATELY WHEN IT OCCURS AND SHALL INSPECT THE STREET AT THE END OF EACH WORKING DAY. THE DEVELOPER AND/OR CONTRACTOR SHALL PERFORM REGULAR STREET SWEEPING TO MINIMIZE SEDIMENTS TO THE PROPOSED STORM SEWER SYSTEM. UPON REQUEST OF THE OHIO EPA, OR LOCAL JURISDICTION, THE CONTRACTOR SHALL PROVIDE ALL NPDES PERMIT REPORTS AND A COPY OF THE STORM WATER POLLUTION PREVENTION PLAN.  THE CONTRACTOR SHALL ALLOW THE OHIO EPA, OR LOCAL JURISDICTION, TO ENTER THE SITE TO INSPECT AND MONITOR ALL EROSION CONTROL MEASURES. DUMPSTERS AND PORT-O-LETS ARE NOT TO BE CLOSER THAN 20' FROM THE PROPERTY LINES.
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PROPOSED

VEHICULAR USE AREAS (ISLANDS)

1 TREE  AND 3 SHRUBS PER ISLAND

(11 ISLANDS = 11 TREES AND 33 SHRUBS)

9 TREES (2 ISLANDS HAVE LIGHTING,

TREES WOULD BLOCK THE LIGHT), 39

SHRUBS

VEHICULAR USE AREAS (PERIMETER)

1 TREE  PER 5 PARKING SPACES AND 3' TALL EVERGREEN SCREEN

ALONG PARKING AREAS.

(94 PARKING SPACES = 19 TREES)

19 TREES AND 3' TALL ROW OF

EVERGREEN SHRUBS

FRONT YARD LANDSCAPE REQUIREMENTS

20% TO BE LANDSCAPED WITH TREES AND SHRUBS. (MIN. 6 FOOT

WIDE AREA ADJACENT TO THE

RIGHT OF WAY)

6' WIDE LANDSCAPE BED PROVIDED

ALONG RIGHT OF WAY. (PERIMETER

LANDSCAPE APPLES TOWARDS FRONT

YARD REQUIREMENTS)

LOADING DOCK SCREENING REQUIREMENTS

SCREENING SHALL BE PROVIDED TO ACHIEVE AT LEAST 75%

OPACITY FROM STREET
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NOTES:
* The light loss factor (LLF) is a product of many variables, only lamp lumen depreciation (LLD)
has been applied to the calculated results unless otherwise noted. The LLD is the result (quotient)
of mean lumens / initial lumens per lamp manufacturers' specifications.

* Illumination values shown (in footcandles) are the predicted results for planes of calculation either
to the plane of calculation.

* The calculated results of this lighting simulation represent an anticipated prediction of system performance.
Actual measured results may vary from the anticipated performance and are subject
to means and methods which are beyond the control of *COOPER ELECTRICAL SALES*.

* Mounting height determination is job site specific, our lighting simulations assume a mounting height
(insertion point of the luminaire symbol) to be taken at the top of the symbol for ceiling mounted luminaires
and at the bottom of the symbol for all other luminaire mounting configurations.

COOPER ELECTICALSALES luminaire and product designs are protected under U.S. and International intellectual property laws.
horizontal, vertical or inclined as designated in the calculation summary. Meter orientation is normal
Patents issued or pending apply.
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Expanded Luminaire Location Summary
LumNo Tag X Y MTG HT Orient Tilt

Calculation Summary
Label CalcType Units Avg

1

Max Min Avg/Min Max/Min Description

A4 1431052.5 528757.5 25 175.449 70
2 A4 1431063.75

PtSpcLr PtSpcTb Meter Type
general area Illuminance Fc 1.07 8.8 0.0 N.A.

Luminaire Schedule
Symbol

528860 25 175.314 70
3 A4

Qty Tag Label Arrangement Lum. Lumens LLF Description Lum. Watts Arr. Watts

N.A.

1431069 528729.5 25

10 10 Horizontal
parking lot proposed Illuminance

Total Watts Filename

264.289 70
4 A4 1431185.25 528717.25 25 265.749

Fc 2.04

70
5 A5 1430934 528875.25 25

6.5 0.6 3.40 10.83 10 10

6 W W34-90L-RAB04703MOD50 SINGLE 9087 1.000 LEVELS TAKEN @ 0.0 AFG 87.4 87.4 524.4 W34-90L-RAB04703MOD50.IES
4 A4 AE-OD-GY-200UV-D-40-T4-X-XX SINGLE 30796 1.000 LEVELS TAKEN @ 0.0 AFG 203.038 203.038 812.152 AE-OD-GY-200UV-D-40-T4-X-XX.IES

265.882 0
6 A5 1430920.25 528739.5 25 87.248

Horizontal

2 A5 AE-OD-GY-240UV-D-40-T5-X-XX SINGLE 34884 1.000 LEVELS TAKEN @ 0.0 AFG 242.144 242.144 484.288 AE-OD-GY-240UV-D-40-T5-X-XX.IES

0
7 W 1431333.01 528742.625 20 0 0
8 W 1431339.57 528807.212 20 0 0
9 W 1431346.82 528870.675 20 0 0
10 W 1431351.06 528933.389 20 353.117 0
11 W 1431323.57 528964.405 20 85.512 0
12 W 1431286.75 528708.75 20 264.428 0
Total Quantity: 12
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ALTERNATE:ALTERNATE:ALTERNATE:ALTERNATE:
MOVE EXISTING ELECTRICAL GEAR, MOVE EXISTING ELECTRICAL GEAR, MOVE EXISTING ELECTRICAL GEAR, MOVE EXISTING ELECTRICAL GEAR, 
CONDUITS, AND BUSS BOXES TO CONDUITS, AND BUSS BOXES TO CONDUITS, AND BUSS BOXES TO CONDUITS, AND BUSS BOXES TO 
EAST APPROX. 8'EAST APPROX. 8'EAST APPROX. 8'EAST APPROX. 8'----0"0"0"0"

REMOVE EXISTING EGRESS REMOVE EXISTING EGRESS REMOVE EXISTING EGRESS REMOVE EXISTING EGRESS 
DOOR AND PROVIDE NEW 3 HR DOOR AND PROVIDE NEW 3 HR DOOR AND PROVIDE NEW 3 HR DOOR AND PROVIDE NEW 3 HR 
RATED DOOR & FRAME IN RATED DOOR & FRAME IN RATED DOOR & FRAME IN RATED DOOR & FRAME IN 
FIREWALLFIREWALLFIREWALLFIREWALL

EXISTING EXISTING EXISTING EXISTING 
SPRINKLER SPRINKLER SPRINKLER SPRINKLER 
RISERRISERRISERRISER

SEE SPECS FOR SEE SPECS FOR SEE SPECS FOR SEE SPECS FOR 
OFFICE OFFICE OFFICE OFFICE 
CONSTRUCTIONCONSTRUCTIONCONSTRUCTIONCONSTRUCTION

GENERAL NOTESGENERAL NOTESGENERAL NOTESGENERAL NOTES

KEY NOTESKEY NOTESKEY NOTESKEY NOTES

NORTH

SCALE: 1/16" = 1'-0" A1.1

1First Floor
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First FloorFirst FloorFirst FloorFirst Floor
100' 100' 100' 100' ---- 0"0"0"0"

EAVE HEIGHTEAVE HEIGHTEAVE HEIGHTEAVE HEIGHT
127' 127' 127' 127' ---- 0"0"0"0"

EDEDEDED

2632 s.f. (total metal siding)

1390 s.f. cmu

1111222233337777888811111111121212121414141415151515 555516161616

T/CMUT/CMUT/CMUT/CMU
109' 109' 109' 109' ---- 4"4"4"4"

21' - 0"10' - 6" 10' - 6"

9999

3

A4.1

2

A4.1

1

A4.1

444466661010101013131313

NEW PRENEW PRENEW PRENEW PRE----FINISHED FINISHED FINISHED FINISHED 
METAL SCUPPER & METAL SCUPPER & METAL SCUPPER & METAL SCUPPER & 
DOWNSPOUTDOWNSPOUTDOWNSPOUTDOWNSPOUT

NEW PRENEW PRENEW PRENEW PRE----FINISHED FINISHED FINISHED FINISHED 
METAL WALL METAL WALL METAL WALL METAL WALL 
PANEL PANEL PANEL PANEL 
(TEXTUREWALL)(TEXTUREWALL)(TEXTUREWALL)(TEXTUREWALL)

NEW PRENEW PRENEW PRENEW PRE----FINISHED FINISHED FINISHED FINISHED 
METAL WALL METAL WALL METAL WALL METAL WALL 
PANEL PANEL PANEL PANEL 
(TEXTUREWALL)(TEXTUREWALL)(TEXTUREWALL)(TEXTUREWALL)

NEW PRENEW PRENEW PRENEW PRE----FINISHED FINISHED FINISHED FINISHED 
METAL WALL METAL WALL METAL WALL METAL WALL 
PANEL PANEL PANEL PANEL 
(TEXTUREWALL)(TEXTUREWALL)(TEXTUREWALL)(TEXTUREWALL)

NEW PRENEW PRENEW PRENEW PRE----FINISHED FINISHED FINISHED FINISHED 
METAL WALL METAL WALL METAL WALL METAL WALL 
PANEL PANEL PANEL PANEL 

NEW SPLIT FACE NEW SPLIT FACE NEW SPLIT FACE NEW SPLIT FACE 
CMUCMUCMUCMU

NEW SCORED CMUNEW SCORED CMUNEW SCORED CMUNEW SCORED CMU

PREPREPREPRE----FINISHED FINISHED FINISHED FINISHED 
RAKE TRIMRAKE TRIMRAKE TRIMRAKE TRIM

NEW PRENEW PRENEW PRENEW PRE----FINISHED O.H. FINISHED O.H. FINISHED O.H. FINISHED O.H. 
DOOR W/SEAL, DOCK DOOR W/SEAL, DOCK DOOR W/SEAL, DOCK DOOR W/SEAL, DOCK 
LEVELER & LOCKLEVELER & LOCKLEVELER & LOCKLEVELER & LOCK

NEW H.M. DOOR & FRAME NEW H.M. DOOR & FRAME NEW H.M. DOOR & FRAME NEW H.M. DOOR & FRAME 
(PAINT)(PAINT)(PAINT)(PAINT)

815 s.f. (total accent)

ACCENT MATERIAL: 815 s.f. 

METAL SIDING: 2632 s.f.

CMU: 1390 s.f.

DOORS: 291 s.f.

TOTAL AREA: 5128 s.f.

16%

51.3 %

27.1%

5.6%

100%

First FloorFirst FloorFirst FloorFirst Floor
100' 100' 100' 100' ---- 0"0"0"0"

EAVE HEIGHTEAVE HEIGHTEAVE HEIGHTEAVE HEIGHT
127' 127' 127' 127' ---- 0"0"0"0"
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NEW H.M. DOOR & FRAME NEW H.M. DOOR & FRAME NEW H.M. DOOR & FRAME NEW H.M. DOOR & FRAME 
(PAINT)(PAINT)(PAINT)(PAINT)

PREPREPREPRE----FINISHED METAL ROOFING SYSTEMFINISHED METAL ROOFING SYSTEMFINISHED METAL ROOFING SYSTEMFINISHED METAL ROOFING SYSTEM

PREPREPREPRE----FINISHED METAL WALL PANELFINISHED METAL WALL PANELFINISHED METAL WALL PANELFINISHED METAL WALL PANEL

PREPREPREPRE----FINISHED METAL GUTTER & DOWNSPOUTSFINISHED METAL GUTTER & DOWNSPOUTSFINISHED METAL GUTTER & DOWNSPOUTSFINISHED METAL GUTTER & DOWNSPOUTS

First FloorFirst FloorFirst FloorFirst Floor
100' 100' 100' 100' ---- 0"0"0"0"

EAVE HEIGHTEAVE HEIGHTEAVE HEIGHTEAVE HEIGHT
127' 127' 127' 127' ---- 0"0"0"0"

JJJJ KKKK

LLLL NNNN PPPP QQQQ

NEW H.M. DOOR & FRAME NEW H.M. DOOR & FRAME NEW H.M. DOOR & FRAME NEW H.M. DOOR & FRAME 
(PAINT)(PAINT)(PAINT)(PAINT)

PREPREPREPRE----FINISHED METAL FINISHED METAL FINISHED METAL FINISHED METAL 
ROOFING SYSTEMROOFING SYSTEMROOFING SYSTEMROOFING SYSTEM

PREPREPREPRE----FINISHED METAL FINISHED METAL FINISHED METAL FINISHED METAL 
WALL PANELWALL PANELWALL PANELWALL PANEL

PREPREPREPRE----FINISHED METAL FINISHED METAL FINISHED METAL FINISHED METAL 
GUTTER & DOWNSPOUTSGUTTER & DOWNSPOUTSGUTTER & DOWNSPOUTSGUTTER & DOWNSPOUTS
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SCALE: 1/8" = 1'-0" A2.1

1WEST ELEVATION

SCALE: 1/8" = 1'-0" A2.1

2SOUTH ELEVATION - WEST

SCALE: 1/8" = 1'-0" A2.1

3SOUTH ELEVATION - EAST
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ELEVATIONS
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SCALE: 1/8" = 1'-0" A2.2

1EAST ELEVATION - SOUTH

SCALE: 1/8" = 1'-0" A2.2

2EAST ELEVATION - NORTH

SCALE: 1/8" = 1'-0" A2.2

3NORTH ELEVATION
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Site Acreage: 20.91 Acres

Current Zoning: C4 with PUD Overlay
Proposed Zoning: R4 with PUD Overlay

Total Units: 101
West Property: 74 Units
East Property: 27 Units

Density: 5.05 Units / Acre

Required Open Space - 4.00 Acres
Required Formal Open Space West - .65 Acre

±.65 Acre Provided
Required Formal Open Space East - .40 Acre

±.48 Acre Provided

Parking Required: 2.5 Spaces / Unit = 255 Spaces
(Provided by Garages and Driveways)
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INTRODUCTION 

201-Brandt Pike/Shull Road Development 

The vision for the 201-Brandt Pike/Shull Road Development (the “Project”) is a Planned Mixed-

Use District (PM) to promote multi-use development where a resident can relax, play and live 

within a planned neighborhood. 

 

The PM district allows for integration of the commercial, office, residential and open space into 

a cohesive development.  It allows projects of unique design and layout, and innovative land 

planning and design concepts, and can provide for a harmonious community, bringing new 

businesses, new residents and visitors to the area. 

 

The Project consists of ±16 acres at the south west corner of Shull Road and SR 201 and will 

include a multi-family residential use.  The multi-family housing will create a critical mass of 

people to support the Project and the adjacent ±70 acres that are proposed for commercial 

development.  The Project shall be designed so that the buildings and structures and open spaces 

will be preserved and maintained and special care will be taken to protect any preexisting natural 

features.  Special attention shall be given to make sure that the design of the project will not 

create any annoyances within the development or neighboring properties.  The architecture shall 

be encouraged to be unique but similar in certain characteristics. 

 

Goals of the Project 

All development within the Project shall conform to these Zoning and Design Standards in order 

to achieve the following goals: 

1. Enable development to occur in a way that will establish a cohesive identity. 

2. Introduce more urban-style design elements. 

3. Place strong emphasis on connectivity, recognizing the importance of connecting the 

different sites within the community in order to reinforce a cohesive identity. 

4. Acknowledging the role of vehicles in society, these Zoning and Design Standards 

encourage a strong emphasis on pedestrian accommodations and connectivity, 

recognizing the importance of pedestrians to the economic vitality of the area. 
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ZONING 

The approval of the attached Basic Development Plan and rezoning from Planned Commercial 

(PC) to Planned Mixed Use (PM) will allow for a more well-balanced community for residents, 

visitors and employees.    

 

The following uses permitted in the Planned Mixed-Use District (PM) as outlined in Chapter 

1179.02 of the City of Huber Heights Zoning Code (“Zoning Code”) shall be as follows: 

• Entertainment Venues 

• Hotels 

• Colleges, schools and libraries 

• Professional offices, including medical and dental clinics, and offices 

• Restaurants 

• Banks or other financial institutions 

• Public facilities 

• Recreational Uses 

• Multi-Family Residential Dwellings 

• Public garages 

• Retail commercial establishments, excluding gas stations or other commercial uses 

exhibiting similar characteristics of the aforementioned excluded uses as determined by 

the Planning Department. 

 

 

SIGNAGE 

Any and all signs proposed in the Project shall be in compliance with Chapter 1189 of the City of 

Huber Heights Zoning Code.  The developer shall develop and submit a more comprehensive 

signage plan in the Detailed Development Plan to be approved by the Planning Commission. 

 

 

ARCHITECTURE & SITE STANDARDS 

The following section outlines the appropriate building materials and architectural features for 

the proposed development.  
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MULTI-FAMILY HOUSING 

• A structure designed to resemble a large house, series of townhomes, and garden style 

homes containing multiple units above and/ or beside each other.   

• The maximum number of multi-family units permitted in the project shall be 310 

apartment units. 

 

Building Materials for Multi-Family Housing 

• A minimum of 50% in aggregate of SR 201 (Brandt Pike) facing facades (each a “SR 201 

Façade” and collectively, the “SR 201 Facades”) shall be covered in Masonry Products, 

which include brick, cast stone, hardy plank, or other masonry products approved by the 

City.  Notwithstanding the foregoing, each SR 201 Façade shall be covered in no less 

than 8% Masonry Products. 

• A minimum of 15% in aggregate of the remaining facades of all buildings shall be 

covered in Masonry Products.  Notwithstanding the foregoing, in no event shall any 

individual building be covered in less than 8% Masonry Products in aggregate. 

• All buildings shall be architecturally designed so that there will be no rear of any building 

directly fronting 201 (Brant Pike), as determined by the City and the developer.  All 

buildings shall have a minimum of two distinct building materials from the approved list 

with secondary materials covering a minimum of 10% of the total building facades.  

Window walls shall be considered windows by the City Code.  Vinyl siding shall have a 

minimum thickness of 0.046”.  Wood board siding is prohibited. 

• The use of alternative materials such as double 4 vinyl, vinyl shake, hardy-plank, and 

other modern materials shall be appropriate when they are used in the same way as 

traditional materials would have been used. 

 

Roof Style 

Buildings constructed may include the following roof styles: 

• Flat roofs with front and side parapets 

• Gabled with dormers with dimensional asphalt shingles 

• Hip & valley and/ or gable & valley with dimensional asphalt shingles 

• Mansard with a combination of flat roofs and dimensional asphalt shingles 

• Gable & valley with dimensional asphalt shingles 

• Gambrel with dimensional asphalt shingles 

 

Architectural Features 

• The minimum floor area shall be 500 square feet for each multi-family unit. 

• In general, buildings shall include highly-visible features, architectural detail and 

pedestrian-oriented articulation. 

• Carriage houses with garages on the first floor and apartments above shall be allowed.   

• Detached garages shall be allowed 
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• Gutters and downspouts shall have a color to match or complement the finish trim of the 

buildings. 

• When a window type and grid pattern design has been chosen for a building, the same 

design must be used on all elevations.  Use of other window designs as “accent” windows 

is permitted. 

• Building facades shall be broken up by using varied material, windows, and/ or façade 

depths 

• Entrances and stairways to upper story units must be internal to the building footprint.  

Open breezeways internal to the building footprint are acceptable. 

• Buildings need to respond to any adjacent open space and natural features present. 

• The principal building facades shall maintain a consistent setback throughout the 

development.  This setback shall be a minimum of 10’ from the right of way of SR 201.  

The setback from Shull Road shall be a minimum of 120’. 

• The minimum building separation shall be 6 feet. 

• Front balconies and stoops are encouraged.  When possible, porches, and patios shall be 

covered with either a roof or the floor of the balcony of the unit above. 

 

Massing/Scale 

• Buildings shall be appropriate in terms of scale and massing. 

• Building heights shall be between one and a half to four stories high. The number of 

stories is measured at the primary entrance of the building.   

• The maximum building height is not to exceed 50’ measured from the primary entrance 

to the ceiling of the top floor. 

 

 

LANDSCAPING  

To protect and promote a harmonious development that ensures a functional and logical 

arrangement of mixed uses, the effective and efficient use of landscaping and buffering is 

required.  The use of pre-existing trees, natural features or amenities as part of this buffer is 

encouraged.   The project shall include the following landscaping and buffering: 

• Street trees shall be installed along SR 201 every 35 lineal feet.  Street trees shall be 

planted and spaced equally between the back of the curb and edge of sidewalk within the 

right of way.  The type of tree and size shall be proposed by the developer at the Detailed 

Development Plan application stage and approved by the Planning Commission.  Any 

existing trees that are within this area that can be saved at the discretion of the developer 

and the City shall be counted towards the requirement 

• For perimeter landscaping along the west property line, a 25-foot buffer strip shall be 

provided to include landscaping materials which will maintain an opaqueness of at least 

50% from a height up to 4 feet tall.  For the area of 150’ north and 150’ south of the 

single-family house to the west, the buffer strip shall have 80% opaqueness from a height 

of 6 feet tall.  For the planting materials that are used, the screen must achieve the 
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required height, width, and opaqueness within two years of planting.  The use of pre-

existing trees, natural features or amenities as part of this buffer is encouraged and if 

preserved they will be used towards the calculation.  Parking areas, accessways or any 

impervious surfaces are prohibited within this buffer strip.   

• Trees of at least 1 ¾” caliper shall be planted within the development at an amount of one 

tree for every 10 parking spaces.  Trees shall be reasonably spaced around the site. 

• The site shall provide a total of 20% green space to be made up of landscaped and/ or 

natural vegetation.   

 

 

SITE FURNISHINGS 

• In order to create a consistent aesthetic appearance throughout the site, any furnishings 

that are used shall be consistent throughout the project. This will ensure a level of quality 

with the details of the development that will set it apart from other developments in the 

area. 

 

 

LIGHTING 

• Site lighting fixtures shall be downcast finished in a dark hue. 

• Lighting shall be placed throughout the development as necessary to create a safe 

environment for residents.  

• Site lighting fixtures shall not exceed a height of 25 feet 

• Pedestrian-scale fixtures may be located within open spaces or other areas requiring 

additional lighting. These fixtures shall have decorative posts and lamps and not exceed a 

height of 14 feet. 

• Exterior building lighting shall also be decorative, in character with the architectural style 

of the buildings 

• Lighting Standards - Where a site abuts a residential district or use, the following special 

conditions shall apply: 

o The height of light fixtures shall not exceed 25 feet; 

o All fixtures shall have a cut-off angle of 90 degrees or less; 

o No direct light source shall be visible at the property line (adjacent to residential) 

at ground level; and 

o Maximum illumination at the property line shall not exceed one half foot-candle 

 

 

STREET AND TRANSPORTATION STANDARDS  

The Project is designed to encourage walkability and other alternative modes of transportation.  

There shall be limited ingress and egress points onto the public streets, which will reduce traffic 

conflicts.  The facilities in the development will be properly arranged so as to provide for proper 

internal pedestrian and traffic circulation.   
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Parking Requirements 

It is important that parking within the Project is approached in a strategic manner.  There must be 

enough created to support The Project, however the design of the parking shall not dominate the 

master plan or take away from the streetscape.  In order to achieve this balance, the placement 

and design of parking areas becomes very important.  This design will vary depending upon the 

building type and the site design for each development site.  The following section explores these 

parking requirements and considerations in more detail. 

 

In order to ensure that there is enough parking to support future land use within The Project, the 

future land uses shall include a minimum of one parking space per bedroom.  Parking within the 

Project must measure nine (9) feet by eighteen (18) feet, except on-street parking spaces which 

shall measure eight (8) feet by twenty (20) feet.  Parking drive aisles shall measure a minimum 

of twenty-four (24) feet in width.  Additional information on parking requirements can be found 

in Chapter 1185 of the City of Huber Heights Zoning Codes. 

 

 

CONCLUSION 

The approval of a Planned Mixed-Use District (PM) will allow for a more cohesive 

development.  The treatment of the building designs, parking, landscaping, site improvements 

and pedestrian spaces as outlined in these Project Zoning and Design Standards is essential to 

creating the pedestrian-oriented environment for the Project’s walkable lifestyle community.  

These standards are intended to insure the proper development of the Project, improve the 

quality of life for existing residents, and to attract new residents to the community. 
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